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SECTION 1.0 INTRODUCTION AND SUMMARY 

1.1 INTRODUCTION 

The purpose of this document is to present public comments and responses to those comments 
received on Draft Programmatic Environmental Impact Report (Draft EIR) for the Queen of the 
Valley Hospital Specific Plan (QVHSP) Project (State Clearinghouse Number 2018101068, GPA 
18-02). The City of West Covina is the Lead Agency on the Project. 

The Draft EIR was circulated for a 45-day public review and comment beginning on April 14, 2019 
and ending on May 28, 2019. During the public review period, the City of West Covina received 
a total of five written comment letters from State, regional and local agencies, organizations, and 
individuals on the Draft EIR. Written responses, included in this document, have been prepared 
to all comments received during the comment period regardless of whether such comments raised 
significant environmental issues or were general in nature.  

During the public review of the Draft EIR, a Community Information Meeting was held on May 14, 
2019 at the Queen of the Valley Hospital in the City of West Covina. Some of the comments on 
the Draft EIR are the result of attendance at the community meeting. These comments are 
included and addressed in Section 3.0 of this Responses to Comments document.  

As required by Section 15132(d) of the California Environmental Quality Act (CEQA) Guidelines, 
this Final Program EIR responds to comments regarding “significant environmental points raised 
in the review and consultation process”. This Response to Comments document provides 
revisions and clarifications to the Draft EIR, as appropriate. In keeping with the requirement of 
Section 21092.5 of the California Public Resources Code, which requires the lead agency to 
provide a copy of the written response to each public agency that commented on the Draft EIR, 
the City of West Covina will send copies of the Responses to Comments not only to the public 
agencies that commented, but also to all parties that commented on the Draft EIR. This will be 
done at least ten days prior to the City Council certifying the Final EIR. 

The Final EIR consists of the following four items: (1) the Draft EIR; (2) the Draft EIR Technical 
Appendices; (3) Responses to Comments; and (4) Mitigation Monitoring and Reporting Program 
(MMRP). The Responses to Comments is divided into four sections: Section 1.0, provides the 
introduction; Section 2.0 provides a list of commenters on the Draft EIR; Section 3.0 provides 
responses to comments received on the Draft EIR; and Section 4.0 provides clarifications and 
modifications to the text of the Draft EIR, as appropriate. The changes to the Draft EIR are shown 
in red underline text and deletions are shown in red strikethrough text. 
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SECTION 2.0 LIST OF COMMENTERS 

In accordance with the State CEQA Guidelines Section 15132, the following is a list of public 
agencies, organization, and individuals that submitted comments on the Draft EIR. The comments 
included letters and e-mail correspondence. Comments have been numbered and are contained 
in Section 3.0 of these Responses to Comments. Each comment letter is followed by responses 
to address the comments. The responses are numbered to correspond to the comment letter 
brackets.  

No. Commenter 
Date of 

Correspondence 

Follows 
Page 

Number 

Written Public Comments 

State Agencies  

1 Governor’s Office of Planning and Research (OPR) May 29, 2019 3-4 

2 Caltrans May 23, 2019 3-6 

Regional and Local Agencies  

3 County Sanitation Districts of Los Angeles County May 28, 2019 3-10 

4 Suburban Water Systems April 15, 2019 3-12 

Organizations  

5 Torrey Pines Apartment Homes (Greenberg Glusker) May 28, 2019 3-16 

Individuals  

 None   
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SECTION 3.0 RESPONSES TO COMMENTS 

Consistent with Section 15088 of the State CEQA Guidelines, the City’s responses to comments 
received are provided below. The responses are numbered to match the bracketing on the 
comment letters. Comment letters are categorized by State, regional and local agencies, 
organizations, and individuals. Within each category, the comment letters and responses to those 
letters are provided chronologically.  

Project Modifications. In response to public comments on the Draft EIR, City staff has 
recommended that the Queen of the Valley Specific Plan (i.e., the Draft EIR for the proposed 
Project) be modified to include the following items: 

 Require a Conditional Use Permit (CUP) for all development in Zone 3, except for: open 
space, recreation, office, data center, research, and accessory uses, which would be 
permitted by right. 

 Include tiered setbacks from residential development: 15 feet from the first story, 30 feet 
from the second story, and 45 feet from three or more stories. Parking structures would 
have a minimum setback of 70 feet from residential uses. 

 Include the existing City Code requirement of a block wall separating commercial and 
residential uses. 

 Include additional design guidelines related to decorative wall requirement along 
residential development and emphasize that the landscape design adjacent to residential 
uses will act as a buffer and help protect privacy and incrementally reduce noise. 

 Add CalGreen bicycle parking requirement for racks/lockers to be located close to the 
building they are intended to serve. 

 Prohibit walkways in the buffer adjacent to the Torrey Pines Apartment Homes, unless 
required by OSHA or state/federal ADA requirements. 

 Require that all non-construction-related outdoor temporary events will be at least 70 feet 
from residential uses. 

 Include existing City Code requirements related to parking lot landscaping. 

 



Queen of the Valley Hospital Specific Plan 
City of West Covina – Zone Change No. 17-02  

Final Program Environmental Impact Report 
 

 
R:\Projects\WCO\3WCO010100\Final EIR\QVHSP Final EIR-062019.docx 3-2 Responses to Comments 

This page intentionally left blank 



Queen of the Valley Hospital Specific Plan 
City of West Covina – Zone Change No. 17-02  

Final Program Environmental Impact Report 
 

 
R:\Projects\WCO\3WCO010100\Final EIR\QVHSP Final EIR-062019.docx 3-3 Responses to Comments 

3.1 STATE 

Two letters were received from the State. The comment letter is listed below.  

 Governor’s Office of Planning and Research (OPR) – May 29, 2019 

 California Department of Transportation (Caltrans) – May 23, 2019 
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Letter 1: Governor’s Office of Planning and Research (OPR) 

Comment Letter Dated May 29, 2019 

1-1 The comment letter indicates that one state agency has submitted comments by the close 
of the review period (Caltrans, see Letter 2), and acknowledges that the City has 
complied with the State Clearinghouse review requirements for the Draft EIR, pursuant to 
CEQA. No further response is required. The OPR website listing for this EIR is 
https://ceqanet.opr.ca.gov/2018101068/2 and a copy is included in Final EIR Appendix A. 
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Letter 2: California Department of Transportation (Caltrans) 

Comment Letter Dated May 23, 2019 

2-1 The comment indicates that Caltrans must be consulted regarding freeway impact 
locations. The Caltrans facilities, which were evaluated in the Traffic Impact Study (TIS), 
were selected based on the guidelines in the Caltrans’ Guide for the Preparation of Traffic 
Impact Studies. 

2-2 The comment restated the data in the Draft EIR TIS regarding trip generation and nearest 
state freeways. The stated information is generally correct although not all 55 percent of 
the Project trips will necessarily occur on the same segments of the I-10 freeway. 

2-3 The comment suggests a queuing analysis to assure that Project traffic does not cause 
freeway congestion near 3 of the I-10 ramps. A queue analysis for all conditions at the 
three Caltrans ramp intersections has been provided in a memorandum addendum to the 
TIS (Final EIR Appendix B). As discussed in the memorandum, the off-ramp queues with 
and without the Project at intersections 7 (I-10 EB Ramps/Dalewood Street) and 15 (West 
Covina Parkway/I-10 EB Ramps) are expected to be served with the existing storage 
lengths, and no traffic interaction with the mainline is expected. However, based on the 
Synchro results, it is expected that the off-ramp queue at intersection 14 (West Covina 
Parkway/I-10 WB Ramps) may create traffic conflicts with or without the Project, and 
potentially even under existing conditions. Because the intersection is already assumed 
to have a significant and unavoidable impact, no additional mitigation measures are 
needed or recommended to address the potential queuing conflict, and any impacts 
continue to be considered significant and unavoidable. It is recommended that Caltrans 
continue to monitor the intersection and off-ramp and provide improvements, as feasible, 
should the queues create significant conflicts with the mainline traffic. The following 
information will also be added to Section 4.13, Transportation/Traffic, of the Draft EIR as 
documented in Section 4.0 of the Final EIR: 

Freeway Queuing Impacts 

In their Draft EIR comment letter, Caltrans suggested a queuing analysis to assure that 
Project traffic does not cause freeway congestion near 3 of the I-10 ramps. A queue 
analysis for all conditions at the three Caltrans ramp intersections has been provided in 
an addendum memorandum to the traffic study (Final EIR Appendix B). As discussed in 
the new section, the off-ramp queues with and without the Project at intersections 7 (I-10 
EB Ramps/Dalewood Street) and 15 (West Covina Parkway/I-10 EB Ramps) are expected 
to be served with the existing storage lengths, and no traffic interaction with the mainline 
is expected. However, based on the Synchro results, it is expected that the off-ramp queue 
at intersection 14 (West Covina Parkway/I-10 WB Ramps) may create traffic conflicts with 
or without the Project, and potentially even under existing conditions. Because the 
intersection is already assumed to have a significant and unavoidable impact, no 
additional mitigation measures are needed or recommended to address the potential 
queuing conflict, and any impacts continue to be considered significant and unavoidable. 
It is recommended that Caltrans continue to monitor the intersection and off-ramp and 
provide improvements as feasible should the queues create significant conflicts with the 
mainline traffic. 

2-4 The comment suggests that Caltrans be contacted about fair share contributions for 
Project-related freeway impacts. As noted, the Project is expected to result in a significant 
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impact at the intersection of West Covina Parkway and the I-10 WB Ramps. The report 
recommends restriping the south leg of the intersection (West Covina Parkway). This 
mitigation would not require any physical reconstruction or any changes on the ramps. 
However, the City cannot require Caltrans to implement or allow the mitigation measure 
to be implemented; therefore, the impact at the intersection continues to be considered 
significant and unavoidable. This conclusion is the same as indicated in the Draft EIR.  

2-5 The comment acknowledges the proposed mitigation measures TRA-9 and TRA-10 and 
indicated that Caltrans is interested in reducing regional VMT. The City concurs with 
Caltrans goal and agrees that reducing VMT and GHG emissions should be a long-term 
goal for all local jurisdictions. 

2-6 The comment suggests that the City install Intelligent Transportation System (ITS) 
improvements, as appropriate. The City will continue to evaluate Transportation Demand 
Management (TDM) strategies and ITS applications in an effort to better manage the 
overall transportation network and potentially reduce overall vehicle trips. 

2-7 The comment indicates that Caltrans encourages the use of public transit and 
improvements to the system. The City will continue to plan for transit facilities and 
improvements, as feasible. 

2-8 The comment states that any Project-related construction that affects freeways, or their 
rights-of-way, must be coordinated through Caltrans. The appropriate permits will be 
obtained, as needed. 
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3.2 REGIONAL AND LOCAL AGENCIES 

Two letters were received from regional, county, or local agencies.  

 County Sanitation Districts of Los Angeles County – May 28, 2019 

 Suburban Water Systems – April 15, 2019 
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Letter 3: County Sanitation Districts of Los Angeles County (CSDLAC) 

Comment Letter Dated May 28, 2019 

3-1 The comment indicates the Project is in District No. 22 and suggests some text changes 
to page 3-18 of the Draft EIR Project Description. The following changes will be made to 
the Draft EIR and reflected in Section 4.0 of this Final EIR: 

Sanitary Sewer (page 3-18) 

The campus is within County Sanitation Districts of Los Angeles County (CSDLAC) District 
No. 22 and is currently serviced by three existing sewer mainlines, which include one 27-
inch sewer main line in Sunset Avenue and one 33-inch sewer mainline in Merced Avenue, 
serving the area surrounding the QVHSP site, and are operated and maintained by the 
City of West Covina. The CSDLAC’s 27-inch Joint Outfall H Unit 8M Truck Sewer is 
located in Sunset Avenue which conveys wastewater from the Project site southwest until 
reaching Merced Avenue where the truck sewer then curves northwest. Upon reaching 
Merced Avenue, the diameter of the Joint Outfall H Unit 8M Truck Sewer increases to 33 
inches and the capacity increases to 17.7 million gallons per day (mgd) to serve the 
surrounding development.  

The 27-inch public sewer pipe in Sunset Avenue runs southwest and connects to the 
33-inch public sewer pipe in Merced Avenue, which carries sewage to the San Jose Creek 
East Water Reclamation Plant (WRP). The main hospital building is serviced by two 8-
inch sewer lines exiting the hospital on the southeast side and joining at the property line 
into one 10-inch sewer line before connecting to the existing 27-inch public sewer line in 
Sunset Avenue. The central plant is serviced by a 6-inch sewer line running in the access 
road approximately 850 feet before connecting to the existing 33-inch public sewer line in 
Merced Avenue (refer to Exhibit 4.15-3, Existing and Proposed Sewer Plan in 
Section 4.15, Utilities and Service Systems).  

The existing sewer system will remain in place to serve the existing medical office building 
and hospital buildings. The proposed emergency room, intensive care unit, and medical 
office building will be served by a new sewer lateral connecting to the existing 8-inch sewer 
lateral in the southeast half of the site. The proposed central plant will be serviced by the 
existing 6-inch lateral in the access road. Both laterals may need to be upsized when 
demand and capacity calculations are performed. The District indicates that altering a 
direct connection to a trunk sewer requires CSDLAC approval (Engineering Department). 

3-2 The comment suggests some text changes to page 3-18 of the Draft EIR Project 
Description. These changes will be made to the Draft EIR and reflected in Section 4.0 of 
this Final EIR (see Response 3-1 above for text changes to Draft EIR page 3-18). 

3-3 The comment suggests some text changes to page 4.15-10 of Draft EIR Section 4.15, 
Utilities and Service Systems. The following changes will be made to the Draft EIR and 
reflected in Section 4.0 of this Final EIR: 

Wastewater and Wastewater Treatment 

(3rd Paragraph) The Project site’s wastewater is treated and disposed of at the LACSD’s 
San Jose Creek Water Reclamation Plant (SJCWRP) (LACSD 2018b), located at 1965 
Workman Mill Road in unincorporated Los Angeles County, the SJCWRP occupies 
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approximately 39 acres north of the Pomona Freeway (SR 60) on both sides of the San 
Gabriel River Freeway (SR 605), located adjacent to the City of Industry. The SJCWRP 
has a maximum permitted capacity of 100 million gallons of wastewater per day (MGD), 
serving a large residential population of approximately one million people. Currently, the 
SJCWRP treats an average flow of 63.858.5 MGD (LACSD 2018). All biosolids and 
wastewater flows that exceed the capacity of the San Jose Creek WRP are diverted to 
and treated at the Joint Water Pollution Control Plant in the City of Carson (LACSD 2018b).  

3-4 The comment suggests some text changes to page 4.15-12 of Draft EIR Section 4.15, 
Utilities and Service Systems. The following changes will be made to the Draft EIR and 
reflected in Section 4.0 of this Final EIR: 

Sewer 

The hospital campus is within County Sanitation Districts of Los Angeles County 
(CSDLAC) District No. 22 and is currently serviced by three existing sewer mainlines, 
which include one 27-inch sewer main line in Sunset Avenue and one 33-inch sewer 
mainline in Merced Avenue, serving the area surrounding the QVHSP site, and are 
operated and maintained by the City of West Covina. The CSDLAC’s 27-inch Joint Outfall 
H Unit 8M Truck Sewer is located in Sunset Avenue, which conveys wastewater from the 
Project site southwest until reaching Merced Avenue where the truck sewer then curves 
northwest. Upon reaching Merced Avenue, the diameter of the Joint Outfall H Unit 8M 
Truck Sewer increases to 33 inches and the capacity increases to 17.7 million gallons per 
day (mgd) to serve the surrounding development.  

The 27-inch public sewer pipe in Sunset Avenue runs southwest and connects to the 33-
inch public sewer pipe in Merced Avenue, which eventually carries the sewage to the San 
Jose Creek East Water Reclamation Plant (WRP) adjacent to the City of Whittier. The 
campus is currently serviced by three existing sewer mainlines. The main hospital building 
is serviced by two 8-inch sewer lines exiting the hospital on the southeastern side and 
joining at the property line into one 10-inch sewer line before connecting to the existing 
27-inch public sewer line in Sunset Avenue. The central plant is serviced by a 6-inch sewer 
line running in the access road for approximately 850 feet before connecting to the existing 
33-inch public sewer line in Merced Avenue. 

3-5 The comment suggests some text changes to page 4.15-13 of Draft EIR Section 4.15, 
Utilities and Service Systems. The following changes will be made to the Draft EIR and 
reflected in Section 4.0 of this Final EIR: 

Impact Analysis (threshold 15.1) 

(1st paragraph) Development facilitated by the proposed Project would increase demand 
for wastewater treatment services, as Project implementation would add 200 new beds 
and 490,000 square feet of building space at the Project buildout. The Hospital will need 
to contact the CSDLAC Industrial Waste Section to determine the actual expected 
increase in average wastewater flow from the Project. The demand for wastewater 
treatment services would incrementally increase with completion of each of the four 
phases of the Project. 

3-6 The comment provides contact information for any other inquiries to the District. The 
comment information is noted, and the City will contact the District if more information is 
needed for the Project.  
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Letter 4: Suburban Water Systems 

Comment Letter Dated April 15, 2019 

4-1 The comment confirms Suburban is the water supplier to the Project and the developer 
(hospital) will be responsible for installing needed connections/improvements to serve the 
expanded Project uses in the future and the payment of impact fees. The City and Hospital 
staff are aware of these requirements, which will be met, as needed, during each phase 
of Project development. 
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3.3 ORGANIZATIONS 

One comment was received from an organization. The comment letter is listed below: 

 Torrey Pines Apartment Homes (Greenberg Glusker) – May 28, 2019 
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Letter 5: Torrey Pines Apartment Homes (Greenberg Glusker) 

Comment Letter Dated May 28, 2019  

5-1 The comment summarizes the Project characteristics and expresses concern about 
impacts to the neighboring Torrey Pines Apartment Homes (Torrey Pines). The City 
acknowledges the Torrey Pines residents and owner have a vested interest in the 
construction and operational aspects of the proposed hospital expansion project. As an 
introduction to the responses to this comment letter, the reader should note that the City 
has proposed a number of changes to the Queen of the Valley Specific Plan, especially 
to Zone 3 adjacent to the Torrey Pines Apartment Homes, that will provide additional 
protection for Torrey Pines residents by limiting future activities within Zone 3. These are 
elaborated below, in Responses 5-2 through 5-16.  

Global Comment/Response. It is important to note that the EIR is a programmatic 
document because there is no specific information available on a number of design 
parameters, including, but not limited to, trash enclosures and outdoor equipment. 
The specific location, design, size, appearance, and other characteristics of future 
improvements will be evaluated when specific development is proposed. At that time, 
adjacent residents would be notified about the proposed development and their input into 
the design, appearance, and other project components would be solicited at that time. This 
response applies to all of the design-specific comments (Responses 5-2 through 5-16)  

5-2 The comment expressed concern about the accuracy of the Draft EIR Project Description. 
The analysis of environmental issues in the Draft EIR (Sections 4.1 through 4.15) 
assumed that the list of possible ancillary uses outlined in Section 3.6 of the Draft EIR 
Project Description could be built where allowed under the QVHSP, including Zone 3. 
Table 3-6, Permitted Uses, and Table 3-7, Conditional Uses, and Section 3.6.2, Permitted 
Temporary Uses and Special Events, clearly outline the potential extent of uses that could 
be developed within the QVHSP property, mainly in Zones 2 and 3, since Zone 1 focuses 
on hospital buildings. However, the setbacks and buffering improvements, outlined in the 
QVHSP, were also assumed in the Draft EIR analyses. The Draft EIR made it clear that 
the Project was the Hospital development plan (Phases 1A, 1B, 2, and Long-Range 
Improvements) in addition to the allowable uses, as long as the total square footage of the 
Project did not exceed that identified and evaluated in the Draft EIR. It should be noted 
that a number of changes to the Queen of the Valley Specific Plan, especially to Zone 3 
adjacent to the Torrey Pines Apartment Homes, are proposed that will provide additional 
protection for Torrey Pines residents by limiting future activities within Zone 3. 
Furthermore, all future developments that increase square footage will require a Precise 
Plan, per the established procedures of the City’s Zoning Code. Finding ‘C’ required under 
a Precise Plan will require the approving body to make a finding that, “Granting the permit 
would not be detrimental to the public interest, health, safety, and welfare and would not 
unreasonably interfere with the use or enjoyment of property in the vicinity of the subject 
property” (Section 26-229, paragraph c). 

5-3 The comment expresses concern about Zone 3 impacts to Torrey Pines and mitigation in 
general. As noted in Response 5-2, above, a number of changes to the Queen of the 
Valley Specific Plan, especially to Zone 3 adjacent to the Torrey Pines Apartment Homes, 
which will provide additional protection for Torrey Pines residents by limiting future 
activities within Zone 3. Furthermore, setbacks have been increased for buildings in 
excess of one story in height.  
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5-4 The comment expresses concern about Zone 3 impacts to Torrey Pines Apartment Homes 
and Mitigation Measure LUP-1. First, it should be remembered the EIR is a programmatic 
document and the specific location, design, size, appearance, and other characteristics of 
future improvements will be evaluated when specific development is proposed as part of 
the future Precise Plan application that will be required. In light of this, the language of 
LUP-1 is general, as it sets overall performance characteristics and limitations for future 
improvements, as well as specific noticing requirements for the Torey Pines Apartment 
Homes, as outlined below and as modified by City staff to reflect Municipal Code 
requirements: 

LUP-1 Except for surface parking, any improved uses placed adjacent to the 
residential uses to the northeast of the QVHSP property, including the former 
Sunset Field site, shall be located and designed to minimize impacts related to 
views, lighting, and noise on local residents. Consistent with In addition to the 
required noticing for precise plans per the Municipal Code, property owners 
and residents living northeast of the site (i.e., Torrey Pines Apartment Homes) 
shall be notified of a public hearing at least 30 days prior to the hearing for any 
buildings in the portions of Specific Plan Zones 1 or 3, adjacent to these 
residences. This process is consistent with in addition to the Municipal Code’s 
requirement to hold a public hearing for new buildings and to notify owners and 
residents within 300 feet of the proposed building of the public hearing. This 
measure shall be implemented to the satisfaction of the City Community 
Development Director. 

5-5 The comment questions the adequacy of the alternatives analyzed in the Draft EIR in light 
of an “inaccurate” Project Description. The City considers the Project Description and the 
environmental analyses in Section 4.0 of the Draft EIR to be accurate and correctly 
reflecting the proposed QVHSP and related improvements within the Project site. It should 
also be noted that the Draft EIR complies with Section 15126.6 of the State CEQA 
Guidelines by including a reasonable range of alternatives. In this case, the EIR examined 
two No Project Alternatives (No Development and Existing General Plan and Zoning”) as 
well as a “Reduced Intensity (50 percent) Alternative and a “Senior Care” Alternative. As 
explained in DEIR Section 5.5, other potential alternative plans were considered but 
ultimately rejected such as various mixed uses and alternative sites (e.g., the Hospital 
does not own property elsewhere in the City and could not relocate). Each of the 
alternatives has been designed to minimize, to different degrees, the potentially significant 
impacts associated with the Project; therefore, they achieved the stated purpose, as 
specified in Section 15126.6(b), of having alternatives “which are capable of avoiding or 
substantially lessening any significant effects of the project, even if these alternatives 
would impede to some degree the attainment of the project objectives”. Therefore, the 
alternatives analysis does not need to be revised or expanded to address additional 
information or scenarios.  

5-6 The comment focuses on QVHSP Zone 3 of the Specific Plan and buffering of surface 
parking. Response 5-2 above addresses the issue of future planning for Zone 3, including 
surface parking and other possible developed uses that would be governed by the setback 
and buffering requirements of the QVHSP. It should be noted that there are no regulations 
in the existing Specific Plan pertaining to surface parking lot setbacks to adjacent 
properties. Furthermore, the existing City of West Covina Municipal Code in Section 26-
572, paragraph g only requires a six (6)-foot landscape buffer between non-residential 
and residential development. The proposed Specific Plan requires a ten (10)-foot 
landscape buffer between the campus and adjacent residential and open spaces uses.  
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5-7 The comment addresses QVHSP Zone 3 parking lot setbacks and buffering. As noted in 
Response 5-1, above, the QVHSP will be modified to add the following items:  

 Include tiered setbacks from residential of 15 feet from the first story, 30 feet from the 
second story, and 45 feet from three or more stories. Parking structures would have a 
minimum setback of 70 feet from residential uses. 

 Include the existing City Code requirement of a block wall separating commercial and 
residential uses.  

 Do not allow walkways in the buffer adjacent to the Torrey Pines Apartment Homes 
unless required by OSHA or state/federal ADA requirements. 

These changes to the Specific Plan and the Draft EIR Project Description 
are memorialized in Section 4.0, Clarifications and Revisions to the Draft EIR, Sub-
Section 4.1.2, Section 3.0, Project Description.  

5-8 The comment addresses the QVHSP Zone 3 parking lot landscape setback. As noted in 
Response 5-1, above, the QVHSP will be modified to add the following items:  

 Include additional design guidelines related to decorative wall requirement along 
residential development and emphasize that the landscape design adjacent to 
residential uses will act as a buffer and help protect privacy and incrementally reduce 
noise. 

 Include existing City Code requirements related to parking lot landscaping. 

These changes to the Specific Plan and the Draft EIR Project Description are 
memorialized in Section 4.0, Clarifications and Revisions to the Draft EIR, Sub-Section 
4.1.2, Section 3.0, Project Description. 

5-9 The comment asks for more design specificity for lighting. The EIR is a programmatic 
document, because there is no specific information available at this time on a number of 
design parameters such as lighting. The specific location, design, size, appearance, and 
other characteristics of future improvements will be evaluated when specific development 
is proposed. It should be noted that all future developments would be required to comply 
with Section 26-570 of the WCMC, requiring that all lighting shall be hooded or directed 
away from adjoining properties. 

5-10 The comment asks for more design specificity for solar panels. The EIR is a programmatic 
document, because there is no specific information available at this time on a number of 
design parameters such as solar panels. The specific location, design, size, appearance, 
and other characteristics of future improvements will be evaluated when specific 
development is proposed. 

5-11 The comment asks for more design specificity for bicycle storage. As noted in Response 
5-1, above, the QVHSP will be modified to add the following item:  

 Add CalGreen bicycle parking requirement for racks/lockers to be located close to the 
building they are intended to serve. 

This change to the Specific Plan and the Draft EIR Project Description is memorialized in 
Section 4.0, Clarifications and Revisions to the Draft EIR, Sub-Section 4.1.2, Section 3.0, 
Project Description. 
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5-12 The comment expresses concern about the design of new walls. As noted in 
Response 5-1, above, the QVHSP will be modified to add the following two items:  

 Include the existing City Code regulation of a block wall separating commercial and 
residential uses. 

 Include additional design guidelines related to decorative wall requirement along 
residential development and emphasize that the landscape design adjacent to 
residential uses will act as a buffer and help protect privacy and incrementally reduce 
noise. 

These changes to the Specific Plan and the Draft EIR Project Description are 
memorialized in Section 4.0, Clarifications and Revisions to the Draft EIR, Sub-Section 
4.1.2, Section 3.0, Project Description. 

5-13 The comment expresses concern about the design of trash enclosures and outdoor 
equipment. It is important to note that the EIR is a programmatic document, because there 
is no specific information available on a number of design parameters such as trash 
enclosures and outdoor equipment. The specific location, design, size, appearance, and 
other characteristics of future improvements will be evaluated as part of a Precise Plan 
when specific development is proposed. At that time, adjacent residents would be notified 
about the proposed development and their input into the design, appearance, and other 
project characteristics would be solicited. 

5-14 The comment expresses concern about the design of parking structures. As noted in 
Response 5-1, above, the QVHSP will be modified to add the following items:  

 Include tiered setbacks from residential of 15 feet from the first story, 30 feet from the 
second story, and 45 feet from three or more stories. Parking structures would have a 
minimum setback of 70 feet from residential uses. 

These changes to the Specific Plan and the Draft EIR Project Description are 
memorialized in Section 4.0, Clarifications and Revisions to the Draft EIR, Sub-Section 
4.1.2, Section 3.0, Project Description. In addition, a parking structure is not a “use” and 
is not included in a Conditional Use Permit, but it would still require a Precise Plan of 
Design. 

4-15 The comment expresses concern about permitted uses within the QVHSP. As noted in 
Response 5-1, above, the QVHSP will be modified to add the following item:  

 Require a Conditional Use Permit (CUP) for all development in Zone 3, except for: 
open space, recreation, office, data center, research, and accessory uses, which 
would be permitted by right. 

This change to the Specific Plan and the Draft EIR Project Description is memorialized in 
Section 4.0, Clarifications and Revisions to the Draft EIR, Sub-Section 4.1.2, Section 3.0, 
Project Description. 

4-16 The comment expresses concern about temporary uses within the QVHSP. As noted in 
Response 5-1, above, the QVHSP will be modified to add the following item:  

 Require that all non-construction-related outdoor temporary events will be at least 70 
feet from residential uses. 
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This change to the Specific Plan and the Draft EIR Project Description is memorialized in 
Section 4.0, Clarifications and Revisions to the Draft EIR, Sub-Section 4.1.2, Section 3.0, 
Project Description. 

4-17 The comment summarizes the concerns regarding potential impacts of the QVHSP on 
Torrey Pines residents and owner. The commenter’s many issues and concerns are 
addressed in Responses 5-2 through 5-16, above. 
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SECTION 4.0 CLARIFICATIONS AND REVISIONS TO THE DRAFT EIR 

Some of the revisions included herein are based on input received from the commenters during 
the public review period, and some are City-identified changes. None of these clarifications and 
revisions reflect a substantial change to the Project, nor do they result in a new impact or 
intensification of an impact already identified in the Draft EIR. Additions to the Draft EIR are shown 
in red underline text and deletions are shown in red strikethrough text. 

4.1 CLARIFICATIONS AND REVISIONS TO THE DRAFT EIR 

4.1.1 SECTION 3.0, PROJECT DESCRIPTION 

GLOBAL: The City has made the following clarifications/modifications to the Queen of the Valley 
Specific Plan Draft EIR Project Description to address concerns expressed by the Torrey Pines 
Apartment Homes in a Draft EIR comment letter submitted on May 28, 2019:  

 Require a Conditional Use Permit (CUP) for all development in Zone 3, except for: open 
space, recreation, office, data center, research, and accessory uses, which would be 
permitted by right. 

 Include tiered building setbacks from residential development: 15 feet from the first story, 
30 feet for the second story, and 45 feet for three or more stories. Parking structures would 
have a minimum setback of 70 feet from residential uses. 

 Include the existing City Code requirement of a block wall separating commercial and 
residential uses. 

 Include additional design guidelines related to decorative wall requirement along 
residential development and emphasize that the landscape design adjacent to residential 
uses will act as a buffer and help protect privacy and incrementally reduce noise. 

 Add CalGreen bicycle parking requirement for racks/lockers to be located close to the 
building they are intended to serve. 

 Prohibit walkways in the buffer adjacent to the Torrey Pines Apartment Homes unless 
required by OSHA or state/federal ADA requirements. 

 Require that all non-construction-related outdoor temporary events will be at least 70 feet 
from residential uses. 

 Include existing City Code requirements related to parking lot landscaping. 

The County Sanitation Districts of Los Angeles County requested the following clarifications to 
Sub-Section 3.6.4, Utilities (Section 3.0 Project Description), regarding water and wastewater 
treatment facilities serving the Project site and surrounding area: 

Sanitary Sewer (page 3-18) 

The campus is within County Sanitation Districts of Los Angeles County (CSDLAC) District No. 
22 and is currently serviced by three existing sewer mainlines, which include one 27-inch sewer 
main line in Sunset Avenue and one 33-inch sewer mainline in Merced Avenue, serving the area 
surrounding the QVHSP site, and are operated and maintained by the City of West Covina. The 
CSDLAC’s 27-inch Joint Outfall H Unit 8M Truck Sewer is located in Sunset Avenue which 
conveys wastewater from the Project site southwest until reaching Merced Avenue where the 
truck sewer then curves northwest. Upon reaching Merced Avenue, the diameter of the Joint 
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Outfall H Unit 8M Truck Sewer increases to 33 inches and the capacity increases to 17.7 million 
gallons per day (mgd) to serve the surrounding development.  

The 27-inch public sewer pipe in Sunset Avenue runs southwest and connects to the 33-inch 
public sewer pipe in Merced Avenue, which carries sewage to the San Jose Creek East Water 
Reclamation Plant (WRP). The main hospital building is serviced by two 8-inch sewer lines exiting 
the hospital on the southeast side and joining at the property line into one 10-inch sewer line 
before connecting to the existing 27-inch public sewer line in Sunset Avenue. The central plant is 
serviced by a 6-inch sewer line running in the access road approximately 850 feet before 
connecting to the existing 33-inch public sewer line in Merced Avenue (refer to Exhibit 4.15-3, 
Existing and Proposed Sewer Plan in Section 4.15, Utilities and Service Systems).  

The existing sewer system will remain in place to serve the existing medical office building and 
hospital buildings. The proposed emergency room, intensive care unit, and medical office building 
will be served by a new sewer lateral connecting to the existing 8-inch sewer lateral in the 
southeast half of the site. The proposed central plant will be serviced by the existing 6-inch lateral 
in the access road. Both laterals may need to be upsized when demand and capacity calculations 
are performed. The District indicates that altering a direct connection to a trunk sewer requires 
CSDLAC approval (Engineering Department). 

4.1.2 SECTION 4.9, LAND USE AND PLANNING 

4.9.5 Environmental Impacts (page 4.9-9) 

The following modifications were made to make Mitigation Measure LUP-1 completely consistent 
with the City Municipal Code noticing requirements: 

Mitigation Measures 

LUP-1 Except for surface parking, any improved uses placed adjacent to the residential uses 
to the northeast of the QVHSP property, including the former Sunset Field site, shall 
be located and designed to minimize impacts related to views, lighting, and noise on 
local residents. Consistent with In addition to the required noticing for precise plans per 
the Municipal Code, property owners and residents living northeast of the site (i.e., 
Torrey Pines Apartment Homes) shall be notified of a public hearing at least 30 days 
prior to the hearing for any buildings in the portions of Specific Plan Zones 1 or 3, 
adjacent to these residences. This process is consistent with in addition to the 
Municipal Code’s requirement to hold a public hearing for new buildings and to notify 
owners and residents within 300 feet of the proposed building of the public hearing. 
This measure shall be implemented to the satisfaction of the City Community 
Development Director. 
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4.1.3 SECTION 4.15, UTILITIES AND SERVICE SYSTEMS 

The County Sanitation Districts of Los Angeles County requested the following clarifications to 
the description of water and wastewater treatment facilities serving the Project site and the 
surrounding area: 

4.15.2 Existing Setting (page 4.15-10) 

Wastewater and Wastewater Treatment 

(3rd Paragraph) The Project site’s wastewater is treated and disposed of at the LACSD’s San 
Jose Creek Water Reclamation Plant (SJCWRP) (LACSD 2018b), located at 1965 Workman Mill 
Road in unincorporated Los Angeles County, the SJCWRP occupies approximately 39 acres 
north of the Pomona Freeway (SR 60) on both sides of the San Gabriel River Freeway (SR 605), 
located adjacent to the City of Industry. The SJCWRP has a maximum permitted capacity of 100 
million gallons of wastewater per day (MGD), serving a large residential population of 
approximately one million people. Currently, the SJCWRP treats an average flow of 63.858.5 
MGD (LACSD 2018). All biosolids and wastewater flows that exceed the capacity of the San Jose 
Creek WRP are diverted to and treated at the Joint Water Pollution Control Plant in the City of 
Carson (LACSD 2018b).  

4.15.2 Existing Setting (page 4.15-12) 

Sewer 

The hospital campus is within County Sanitation Districts of Los Angeles County (CSDLAC) 
District No. 22 and is currently serviced by three existing sewer mainlines, which include one 27-
inch sewer main line in Sunset Avenue and one 33-inch sewer mainline in Merced Avenue, 
serving the area surrounding the QVHSP site, and are operated and maintained by the City of 
West Covina. The CSDLAC’s 27-inch Joint Outfall H Unit 8M Truck Sewer is located in Sunset 
Avenue, which conveys wastewater from the Project site southwest until reaching Merced Avenue 
where the truck sewer then curves northwest. Upon reaching Merced Avenue, the diameter of the 
Joint Outfall H Unit 8M Truck Sewer increases to 33 inches and the capacity increases to 17.7 
million gallons per day (mgd) to serve the surrounding development.  

The 27-inch public sewer pipe in Sunset Avenue runs southwest and connects to the 33-inch 
public sewer pipe in Merced Avenue, which eventually carries the sewage to the San Jose Creek 
East Water Reclamation Plant (WRP) adjacent to the City of Whittier. The campus is currently 
serviced by three existing sewer mainlines. The main hospital building is serviced by two 8-inch 
sewer lines exiting the hospital on the southeastern side and joining at the property line into one 
10-inch sewer line before connecting to the existing 27-inch public sewer line in Sunset Avenue. 
The central plant is serviced by a 6-inch sewer line running in the access road for approximately 
850 feet before connecting to the existing 33-inch public sewer line in Merced Avenue. 

4.15.4 Environmental Impacts (page 4.15-13) 

Impact Analysis (Threshold 15.1) 

(1st paragraph) Development facilitated by the proposed Project would increase demand for 
wastewater treatment services, as Project implementation would add 200 new beds and 490,000 
square feet of building space at the Project buildout. The Hospital will need to contact the 
CSDLAC Industrial Waste Section to determine the actual expected increase in average 
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wastewater flow from the Project. The demand for wastewater treatment services would 
incrementally increase with completion of each of the four phases of the Project. 

4.1.4 SECTION 4.13, TRANSPORTATION/TRAFFIC 

The following text on freeway queuing impacts was added to the traffic impact analysis in the 
DEIR as a result of comments by Caltrans (Letter 2): 

4.13.5 Environmental Impacts (page 4.13-16) 

Caltrans Study Segments 

In addition to the study intersections, the seven Caltrans study segments were evaluated for 
existing conditions. As shown in Table 4.13-7, all segments are shown to operate at LOS D or 
better. Therefore, impacts are less than significant, and no mitigation is required. 

TABLE 4.1-1 
EXISTING PLUS PROJECT IMPACTS (2018) – CALTRANS SEGMENTS 

 

I-10 Freeway 
Caltrans Segment 

Peak Hour Volumes 
(passenger cars/ 

hour/lane) 
Level of Service 

(LOS) 

Existing 
Existing 

Plus Project Existing 
Existing 

Plus Project 

Between I-605 & Bess Ave/Frazier St 1,236 1,243 C C 

Between Bess Ave/Frazier St & Baldwin Park Blvd 1,210 1,233 C C 

Between Baldwin Park Blvd & Francisquito Ave 1,165 1,193 B C 

Between Francisquito Ave & Puente Ave 1,575 1,616 C C 

Between Puente Ave & Pacific Ave/W. Covina Pkwy 1,602 1,636 C C 

I-10 between Pacific Ave/W. Covina Pkwy & Vincent Ave 1,722 1,745 D D 

Between Vincent Ave & Azusa Ave 1,862 1,875 D D 

Source: Table 6, Traffic Impact Study, Psomas 2018. 

 

Freeway Queuing Impacts 

In their Draft EIR comment letter, Caltrans suggested a queuing analysis to assure that Project 
traffic does not cause freeway congestion near 3 of the I-10 ramps. A queue analysis for all 
conditions at the three Caltrans ramp intersections has been provided in an addendum 
memorandum to the traffic study (Final EIR Appendix B). As discussed in the new section, the 
off-ramp queues with and without the Project at intersections 7 (I-10 EB Ramps/Dalewood Street) 
and 15 (West Covina Parkway/I-10 EB Ramps) are expected to be served with the existing 
storage lengths, and no traffic interaction with the mainline is expected. However, based on the 
Synchro results, it is expected that the off-ramp queue at intersection 14 (West Covina Parkway/I-
10 WB Ramps) may create traffic conflicts with or without the Project, and potentially even under 
existing conditions. Because the intersection is already assumed to have a significant and 
unavoidable impact, no additional mitigation measures are needed or recommended to address 
the potential queuing conflict, and any impacts continue to be considered significant and 
unavoidable. It is recommended that Caltrans continue to monitor the intersection and off-ramp 
and provide improvements as feasible should the queues create significant conflicts with the 
mainline traffic. 
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Scenario 2: Completion of Phase 1 (2022) 

Local Intersections 

The next analysis scenario is for conditions after the completion of Phase 1 improvements by 
approximately 2022. Table 4.13-8 indicates there would be significant traffic impacts at four 
intersections after completion of Phase 1. As mentioned under Scenario 1 above, the highest lane 
delay, which occurs on the Toluca Avenue southwest shared through-left lane, is for the Cameron 
Avenue/Toluca Avenue intersection, as shown in Table 4.13-8. Although the highest lane delay 
represents a LOS F, a traffic signal is not recommended since the low left-turn volumes from 
Toluca Avenue would not warrant a traffic signal. Left turning vehicles from Toluca Avenue could 
also take alternative routes to avoid delays at the intersection during the peak hours. 

4.2 REVISIONS TO THE EXHIBITS 

Based on the comments and response to comments, no changes to any of the Draft EIR exhibits 
are required. 
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