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Acronym	List	

The following acronyms are used in the Mitigation Monitoring and Reporting Matrix: 

A	  

AES Aesthetics 
AQ Air Quality 

B	  
BIO Biological Resources 
BMP Best Management Practice 

C	  
CALGreen Green Building Standards Code 
CalOSHA California Occupational Safety and Health Administration 
CBC California Building Code 
CCR California Code of Regulations 
CEQA California Environmental Quality Act 
City City of West Covina 
Council City of West Covina City Council 
CUL Cultural Resources 

D	  
DIF Development Impact Fee 
DTSC Department of Toxic Substances Control 

E	  

ENE Energy 

G	  
GEO Geology and Soils 

H	  
HAZ Hazards and Hazardous Materials 
HYD Hydrology and Water Quality 

I	  

I Interstate 

L	  
LACSD Los Angeles County Sanitation District 
LID Low-Impact Development 

M	  
MBTA Migratory Bird Treaty Act 
MLD Most Likely Descendent 
MMRP Mitigation Monitoring and Reporting Program 

N	  
NAHC Native American Heritage Commission 
NOI NOI 
NPDES National Pollutant Discharge Elimination System 

P	  
PRD Permit Registration Document  
PS Public Services  

R	  
ROW Right-of-Way 

S	
 

SUSMP Standard Urban Stormwater Mitigation Plan 
SWPPP Storm Water Pollution Prevention Plan 

T	  
TCR Tribal Cultural Resources 
TRA Transportation 

U	  
UTL Utilities and Service Systems 
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MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

1. INTRODUCTION	

In accordance with the requirements of Section 21081.6 of the California	Public	Resources	Code, and 
as part of its certification of the adequacy of Final Mitigated Negative Declaration (Final MND) for the 
Amazon Delivery Station DAX9 Project (Project), the City Council (Council) of the City of West Covina 
(City) adopts the following Mitigation Monitoring and Reporting Program (MMRP). The Council 
adopts this MMRP in its capacity as the lead agency for the Final MND in accordance with the 
provisions of the California Environmental Quality Act (CEQA) (California	 Public	Resources	 Code 
Section 21000 et seq.), the State CEQA Guidelines (California	Code	of	Regulations,	Title 14, Section 
15000 et seq.), and the City of West Covina Monitoring Requirements.  

2. MITIGATION	MONITORING	PROCEDURES	

The principal purpose of the MMRP is to ensure that the Council-approved mitigation measures and 
development requirements for the adopted Project are reported and monitored to ensure 
compliance with the measures’ requirements. In general, City of West Covina, Community 
Development Department is responsible for overseeing implementation and completion of the 
adopted measures. This includes the review of all monitoring reports, enforcement actions, and 
document disposition, unless otherwise noted in the attached MMRP Table. However, the City 
Council retains overall responsibility for verifying implementation of all adopted mitigation 
measures. 

3. MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

The MMRP is provided in tabular format to facilitate effective tracking and documentation of the 
status of mitigation measures regulatory requirements. The attached MMRP Table provides the 
following monitoring information: 

 Regulatory	Requirements. All adopted regulatory requirements for the Project from the 
Final MND are included.  

 Mitigation	Measures. All adopted mitigation measures for the Project from the Final MND 
are included.  

 Responsible	for	Implementation.	The Project Applicant or designated representative is the 
responsible party for implementing the mitigation measures and regulatory requirements, 
and the City of West Covina or a designated representative is responsible for monitoring 
implementation of the mitigation measures and regulatory requirements, unless noted 
differently. 

 Timing	of	Mitigation	Measures	and	Regulatory	Requirements. A time frame is provided 
for performance of the mitigation measures and regulatory requirements, and the specific 
action deadline is designed to ensure that impact-related components do not proceed 
without establishing that the mitigation measure or regulatory requirement is implemented. 

 Responsibility	 for	 Monitoring. The City Department(s) or other public agency(ies) 
responsible for overseeing the implementation and completion of mitigation measures and 
regulatory requirements is listed. 

 Completion	 Date. The dates the mitigation measures and regulatory requirements are 
completed are to be filled in by the approving/verifying authority at a later date. Upon 
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completion, the MMRP and associated documentation will be kept on file at the City of West 
Covina Community Development Department, Planning Division. 

4. PROJECT	LOCATION	

The approximate 21.22-acre Project site is in the City of West Covina, in Los Angeles County, 
California. The site is located at 1211 East Badillo Street (current address), Badillo Road and south of 
East San Bernardino Road. The Project Applicant is proposing to change the building address to 1200 
West San Bernardino Road. The site is located within the northern portion of the City and is 
approximately 1.0 mile north of Interstate 10 (I-10) Freeway, which provides regional access. Local 
access to the site is provided via east-west routes by San Bernardino Road and Badillo Street. 

5. PROJECT	DESCRIPTION	SUMMARY	

Amazon Inc., through its development partner, Greenlaw Partners, is seeking to locate in the City of 
West Covina (City) and repurpose the proposed Project site for a last mile delivery station. Delivery 
stations power the last mile of the order fulfillment process and help to speed up deliveries for 
customers. Packages are transported to delivery stations via trailer trucks (18 wheelers) from 
Amazon fulfillment and sortation centers and are sorted, picked, and loaded into delivery vehicles. 
The packages would (1) enter the facility through the loading dock positions; (2) be sorted from a 
conveyor area; (3) be stored on mobile “Baker Racks”; and (4) be rolled to the delivery van loading 
area. 

The proposed Project involves the revitalization and modernization of the existing on-site building. 
The footprint for the structure would not change. The proposed building improvements on-site 
include demolition of portions of the tilt up walls for proposed dock door openings, as well as existing 
non-load bearing walls, plumbing, electrical, an existing mezzanine, and existing storefront for new 
roll up drive in/drive out doors. Eight new loading dock spaces/doors (at a higher height than 
existing doors and six new exterior overhead van doors (north and south elevations) would be 
installed. Construction work would include structural improvements, electrical, mechanical, 
plumbing, and overall site work. Two 12-foot high screen walls would be constructed, one south of 
the approach driveway and adjacent to the loading dock area (525 feet including a 26-foot wide gate) 
and one north of the loading dock area (271.9 feet including a 26-foot wide gate). The material for 
the 12-foot high walls includes a standard Concrete Masonry Unit, which is to be painted a matching 
color to the main building. 

Interior modifications would include demolition of interior walls. Exterior property work would 
include removal of the playground area, pavement restriping, new directional striping and 
reconfiguration of the parking layouts, new smoker shelter at the north/east corner of the building, 
a new rideshare shelter, standard site directional and operational signage, and building mounted 
signage. 

Other proposed modifications/improvements include relocation of existing on-site fire hydrants, and 
installation of platforms that are to be constructed at the truck court. New site fencing and gates 
would be located around the employee parking area on the west side of the building and no new 
fencing or gates would be installed around the perimeter of the site. Curb repair is also proposed, as 
well regrading for the van exit location at East San Bernardino Road in order to fix existing drainage 
low spots. This would include construction of new low impact development (LID) Stormwater 
Treatment Best Management Practices (BMPs) on the north side of the existing building. Additionally, 
all existing light poles would be removed and new fixtures, pole bases, light poles, and building 
mounted lighting would be installed in accordance with City lighting requirements and illumination 
standards. 
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The landscape design is proposed to bring the site into closer conformance with the State’s Water 
Efficient Landscape Ordinance (WELO). Renovation of the site would include removal of high-water 
use, trees, and shrubs. The proposed new landscape plant pallet includes a mix of drought tolerant 
shrubs, grasses, and ground cover, as well as a variety of shade trees to be used throughout the 
parking area and around the perimeter of the site. The new irrigation would adhere to the 
requirements found in WELO and the City’s landscape and irrigation guidelines for commercial and 
industrial properties. 

Existing parking areas would be restriped, and barriers would be erected to separate truck traffic 
from passenger traffic beyond the westernmost driveway to East San Bernardino Road. A total of 811 
parking spaces would be provided — 185 for passenger vehicles and 626 for vans. Eight loading 
docks are to be located on the west side of the building and a hardscape (or partially paved) courtyard 
on the east side of the building would be converted to stage delivery vehicles prior to entering the 
south side of the building for loading.  

5.1	 Construction	Program	

Property improvement activities are anticipated to occur over a 5- to 6-month timeframe and take 
place 5 days a week, in accordance with the City’s permitted hours of operation. 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

AESTHETICS	

Regulatory	Requirements	
RR	AES‐1	 Project design would be required to comply with 

Section 26-26-542, Manufacturing (M-14) Zone, of the 
West Covina Municipal Code. The City shall review and 
approve the Project’s design and operational plans, 
with consideration to elements including, but not 
limited to, orientation of buildings and uses, air 
quality, parking, traffic generation, noise/vibration, 
glare, and landscaping. 

Project Applicant/ 
Developer  

Design review  City Planning 
Department 

 

RR	AES‐2	 Exterior lighting for the Project shall be designed and 
constructed in compliance with Section 26.519, 
Lighting, of the West Covina Municipal Code. 

Project Applicant/ 
Developer  

Design review  City Public Works, 
Building and Safety 
Services Department 

 

AIR	QUALITY	

Regulatory	Requirements	
RR	AQ‐1 All construction activities shall be conducted in 

compliance with South Coast Air Quality Management 
District’s Rule 403, Fugitive Dust, for controlling 
fugitive dust and avoiding nuisance. Contractor 
compliance with Rule 403 requirements shall be 
mandated in the contractor’s specifications.  

Project Contractor During construction  City Public Works, 
Building and Safety 
Services Department 

 

RR	AQ‐2 All construction activities shall be conducted in 
compliance with South Coast Air Quality Management 
District Rule 402, Nuisance, which states that a project 
shall not “discharge from any source whatsoever such 
quantities of air contaminants or other material which 
cause injury, detriment, nuisance, or annoyance to any 
considerable number of persons or to the public, or 
which endanger the comfort, repose, health or safety 
of any such persons or the public, or which cause, or 
have a natural tendency to cause, injury or damage to 
business or property”.		

Project Contractor During construction  City Public Works, 
Building and Safety 
Services Department 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

BIOLOGICAL	RESOURCES	

Regulatory	Requirements	
RR	BIO‐1		 The proposed on-site and off-site trees shall be 

planted, preserved, removed, replaced and/or 
maintained in accordance with Chapter 26, Article XIV, 
Division 1, Water Efficient Landscaping, and Chapter 
26, Article VI, Division 9, Preservation, Protection and 
Removal of Trees, of the West Covina Municipal Code. 

Project Applicant/ 
Developer  

During and after 
construction 

City Planning 
Department 

 

Mitigation	Measures	
MM	BIO‐1 Prior to the issuance of any grading permits, the 

Community Development Director or designee shall 
verify that the following requirements for nesting 
birds and preconstruction survey are completed by 
the Project Applicant: 

• The start of site-preparation activities and 
subsequent construction activity initiation shall 
be scheduled outside of the bird nesting and 
breeding season (typically March 1 through 
August 15). If site-preparation activities start 
during the nesting season, a qualified Biologist 
shall conduct a nesting bird survey in potential 
bird nesting areas within 200 feet of any 
proposed disturbance. The survey shall be 
conducted no more than three days prior to the 
start of any ground disturbance activities.  

• If active nests of bird species protected by the 
Migratory Bird Treaty Act (MBTA) and/or the 
California Fish and Game Code are present in the 
impact area or within 200 feet of the impact area, 
a temporary buffer shall be established a 
minimum of 200 feet around the nest site. This 
temporary buffer may be greater or lesser 
depending on the bird species and type of 
disturbance, as determined by the Biologist.  

• Clearing and/or construction activities within 
buffer areas shall be postponed or halted until the 

Project Applicant/ 
Developer  

Prior to the 
issuance of any 
grading permits 

Community 
Development 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

nest is complete (ex. juveniles have fledged from 
the nest and there is no evidence of a second 
nesting attempt) as determined by a qualified 
Biologist. 

CULTURAL	RESOURCES	

Regulatory	Requirements	
RR	CUL‐1	 If human remains are encountered during any Project-

related ground-disturbing activities, Section 7050.5 of 
the California Health and Safety Code states that no 
further disturbance shall occur until the County 
Coroner has made a determination of origin and 
disposition of the materials pursuant to Section 
5097.98 of the California Public Resources Code. The 
provisions of Section 15064.5 of the California 
Environmental Quality Act Guidelines shall also be 
followed. The County Coroner must be notified of the 
find immediately. If the remains are determined to be 
prehistoric, the Coroner shall notify the Native 
American Heritage Commission (NAHC). The NAHC 
will determine and notify a Most Likely Descendent 
(MLD). With the permission of the landowner or 
his/her authorized representative, the MLD may 
inspect the site of the discovery. The descendent must 
complete the inspection within 24 hours of 
notification by the NAHC. The MLD may recommend 
scientific removal and nondestructive analysis of 
human remains and items associated with Native 
American burials. These requirements shall be 
included as notes on the contractor specification and 
verified by the Community Development Department, 
prior to issuance of grading permits. This measure 
shall be implemented to the satisfaction of the City in 
consultation with the County Coroner. 

Project Applicant/ 
Developer/ 
Contractor 

During ground 
disturbing activities 

City Planning 
Department 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

Mitigation	Measures	
MM	CUL‐1	A qualified archaeologist (the “Project Archaeologist”) 

shall be retained prior to the start of any large scale 
earthwork activities related to Project construction. 
The Project Archaeologist shall monitor all ground-
disturbing activities within the areas of native soil (i.e., 
below existing areas of artificial fill from previous 
construction). If archaeological or historical resources 
are encountered during implementation of any phase 
of the Project, the Project Archaeologist shall be 
allowed to temporarily divert or redirect excavation 
activities in the vicinity of the find in order to make an 
evaluation of the find. 

Project 
Archaeologist 

Prior to start of 
grading 

City Planning 
Department 

 

ENERGY	

Regulatory	Requirements	
RR	ENE‐1		 The Project must be designed in accordance with the 

applicable Title 24 Energy Efficiency Standards for 
Residential and Nonresidential Buildings (California 
Code of Regulations [CCR], Title 24, Part 6) and the 
Title 24 Green Building Standards Code (CALGreen), 
(CCR, Title 24, Part 11). These standards are updated, 
nominally every three years, to incorporate improved 
energy efficiency technologies and methods.	

Project Applicant/ 
Developer 

Design phase City Public Works, 
Building and Safety 
Services Department 

 

GEOLOGY	AND	SOILS	

Regulatory	Requirements	
RR	GEO‐1	 The Project shall be designed and constructed in 

compliance with the 2019 California Building Code 
(CBC) Design Parameters or the most current CBC 
adopted in the City’s Municipal Code. 

Project Applicant/ 
Developer 

Design phase City Public Works, 
Building and Safety 
Services Department 

 

RR	GEO‐2	 Prior to issuance of a grading permit, the Project 
Applicant shall prepare an erosion control plan in 
compliance with City’s Grading Ordinance, as 
approved by the City. 

Project Applicant/ 
Developer 

Prior to the 
issuance of a 
grading permit 

City Public Works, 
Building and Safety 
Services Department 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

Mitigation	Measures	
MM	 GEO‐1	 Site preparation and building design specifications 

shall follow the recommendations in the Geotechnical 
Study Proposed DAX9 Warehouse Improvements, 
1211 Badillo Street, West Covina, California, prepared 
by Kleinfelder (dated November 13, 2020), as well as 
any additional future site specific, design-level 
geotechnical investigations of the Project. Site 
preparation and earthwork operations shall be 
performed in accordance with applicable codes, safety 
regulations and other local, State, or federal 
specifications. 	

Project Applicant/ 
Developer 

Prior to the 
issuance of a 
grading permit 

City Public Works, 
Building and Safety 
Services Department 

 

MM	GEO‐2	In the event paleontological resources are 
encountered during construction, ground-disturbing 
activity shall cease. It is recommended that a Qualified 
Paleontologist be retained by the Applicant to examine 
the materials encountered, assess the nature and 
extent of the find, and recommend a course of action 
to further investigate and protect or recover and 
salvage those resources that have been encountered. 
Criteria for discard of specific fossil specimens shall be 
made explicit. If a Qualified Paleontologist determines 
that impacts to a sample containing significant 
paleontological resources cannot be avoided by 
Project planning, then recovery may be applied. 
Actions may include recovering a sample of the 
fossiliferous material prior to construction; 
monitoring work and halting construction if an 
important fossil needs to be recovered; and/or 
cleaning, identifying, and cataloging specimens for 
curation and research purposes. The cost associated 
with recovery, salvage, and treatment shall be borne 
by the Applicant. All recovered and salvaged resources 
shall be prepared to the point of identification and 
permanent preservation by the Qualified Professional. 
Resources shall be identified and curated into an 
established accredited professional repository. The 
Qualified Professional shall have a repository 

Paleontologist During construction 
and ground 
disturbing activities 

City Public Works, 
Building and Safety 
Services Department 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

agreement in hand prior to initiating recovery of the 
resource.	

GREENHOUSE	GAS	EMISSIONS	

Regulatory	Requirements	
RR	ENE‐1 would be applicable.     

HAZARDS	AND	HAZARDOUS	MATERIALS	

Regulatory	Requirements	
RR	HAZ‐1	 The demolition contractor shall comply with the 

requirements of Title 8 of the California Code of 
Regulations (Section 1532.1-Lead) regarding the 
removal of lead-based paint or other materials 
containing lead. The regulations set exposure limits, 
exposure monitoring, respiratory protection, and 
good working practices by workers exposed to lead. 
Lead-contaminated debris and other wastes shall be 
removed and monitored by contractors with 
appropriate certifications from the California 
Department of Health Services and disposed of in 
accordance with the applicable provisions of the 
California Health and Safety Code. 

Demolition 
Contractor 

During demolition City Public Works, 
Building and Safety 
Services Department 

 

RR	HAZ‐2		The demolition contractor shall comply with the South 
Coast Air Quality Management District’s (SCAQMD’s) 
Rule 1403, which provides guidelines for the proper 
removal and disposal of asbestos-containing 
materials. In accordance with Rule 1403, prior to the 
demolition, renovation, rehabilitation, or alteration of 
structures that may contain asbestos, an asbestos 
survey shall be performed by a Certified Asbestos 
Consultant (certified by the California Occupational 
Safety and Health Administration [CalOSHA]) to 
identify building materials that contain asbestos. 
Removal of the asbestos shall then include prior 
notification of the SCAQMD and compliance with 
removal procedures and time schedules; asbestos 
handling and clean-up procedures; and storage, 
disposal, and landfilling requirements under Rule 
1403. 

Demolition 
Contractor/ 
Certified Asbestos 
Consultant 

Prior to demolition City Public Works, 
Building and Safety 
Services Department 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

RR	HAZ‐3  The demolition contractor shall comply with the 
California Health and Safety Code (Section 39650 et 
seq.) and the California Code of Regulations (Title 8, 
Section 1529), which prohibit emissions of asbestos 
from asbestos related demolition or construction 
activities; require medical examinations and 
monitoring of employees engaged in activities that 
could disturb asbestos; specify precautions and safe 
work practices that must be followed to minimize the 
potential for the release of asbestos fibers; and require 
notice to federal and local government agencies prior 
to beginning renovation or demolition that could 
disturb asbestos. 

Demolition 
Contractor 

During demolition City Public Works, 
Building and Safety 
Services Department 

 

RR	HAZ‐4	 All construction on public rights-of-way shall include 
the implementation of traffic control measures in 
accordance with the West Covina Municipal Code 
Chapter 12.20, Street Excavation, and Chapter 19, 
Article X, Section 19-302, Standard Specifications for 
Public Works Construction, which adopts the 
Greenbook by reference.	

Contractor During construction City Public Works, 
Building and Safety 
Services Department 

 

Mitigation	Measures 

MM	HAZ‐1	Prior to grading and building permit approval, 
additional soil vapor sampling shall be performed in 
order to verify current vapor levels on the Project site. 
Sampling shall be completed according to Advisory 
Active Soil Gas Investigations (DTSC et. al. 2015) and 
results shall be compared to appropriate risk-based 
screening levels. If concentrations are below screening 
levels, no further mitigation is required. If 
concentrations are above screening levels, other 
actions shall be developed in consultation with 
appropriate regulatory agencies in order to reduce 
screening to appropriate levels. 

Project Applicant/ 
Developer 

Prior to the 
issuance of a 
grading and 
building permit 

City Public Works, 
Building and Safety 
Services Department 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

HYDROLOGY	AND	WATER	QUALITY	

Regulatory	Requirements	
RR	HYD‐1	 Prior to demolition and construction activities on the 

site, the Contractor shall prepare and file a Permit 
Registration Document (PRD) with the State Water 
Resources Control Board in order to obtain coverage 
under the National Pollutant Discharge Elimination 
System (NPDES) General Permit for Storm Water 
Discharges Associated with Construction and Land 
Disturbance Activities (Order No 2009-009-DWQ, 
NPDES No. CAS000002) or the latest approved 
Construction	General Permit. The PRD shall consist of 
a Notice of Intent (NOI); a Risk Assessment; a Site Map; 
a Storm Water Pollution Prevention Plan (SWPPP); an 
annual fee; and a signed certification statement. 
Pursuant to permit requirements, the Project 
Applicant/Developer shall implement the Best 
Management Practices (BMPs) in the SWPPP to reduce 
or eliminate construction-related pollutants in site 
runoff. The BMPs shall be implemented during all 
demolition and construction activities on the site. 

Contractor Prior to demolition 
and construction 

City Public Works, 
Building and Safety 
Services Department 

 

RR	HYD‐2 In accordance with Section 9.36, Control of Pollutants 
from New Developments/Redevelopment Projects, of 
the West Covina Municipal Code, the Project shall be 
constructed and operated in accordance with the 
standard urban stormwater mitigation plan (SUSMP) 
prepared for the Project and approved by the City. 

Project Applicant/ 
Developer 

During construction 
and operation 

City Public Works, 
Building and Safety 
Services Department 

 

PUBLIC	SERVICES		

Regulatory	Requirements	
RR	PS‐1 The Project shall be designed and constructed in 

accordance with applicable regulations in Chapter 10, 
Fire Prevention and Protection, of the City of West 
Covina Municipal Code.  

Project Applicant/ 
Developer 

Design phase City Planning 
Department 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

RR	PS‐2	 Pursuant to Chapter 17, Article IV, Development 
Impact Fees of the City’s Municipal Code, prior to 
issuance of each building permit, the Project Applicant 
shall be responsible for payment of the City’s 
Development Impact Fees (DIFs) including police 
facilities, fire facilities, park facilities, administration 
facilities, and public works facilities, as appropriate 
and in amounts established by City Council Resolution. 
The fees paid shall be those in effect at the time of 
issuance of the building permit, subject to applicable 
fee credits for community facilities provided as part of 
the Project. 

Project Applicant/ 
Developer 

Prior to issuance of 
a building permit  

City Planning 
Department  
and West Covina Fire 
and Police Departments  
and City Public Works, 
Building and Safety 
Services Department 

 

RR	PS‐3	 The Project Applicant shall pay the applicable school 
development fee to the West Covina Unified School 
District, in accordance with Section 17620 of the 
California Education Code. 

Project Applicant/ 
Developer 

Prior to issuance of 
a building permit 

City Planning 
Department  
West Covina Unified 
School District  

 

RR	PS‐4	 The Project Applicant shall pay the applicable park fee, 
in accordance with Chapter 26, Article VI, Section 2620 
for the purpose of park and recreational facilities.	

Project Applicant/ 
Developer 

Prior to issuance of 
a building permit 

City Planning 
Department 

 

RECREATION	

Regulatory	Requirements	
RR	PS‐2 would be applicable.      

TRANSPORTATION	

Regulatory	Requirements	
RR	TRA‐1 All trucks used during demolition and construction 

and during long-term occupancy of the Project shall 
use designated truck routes, in compliance with 
Chapter 22, Division 5, Truck Routes, of the West 
Covina Municipal Code. 

Project Applicant/ 
Developer 

During demolition, 
construction, and 
occupancy 

City Public Works, 
Traffic and Lighting 
Section 
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AMAZON	DELIVERY	STATION	DAX9	PROJECT	
MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

RR	TRA‐2	 The Project shall be designed and constructed to 
provide adequate sight distance for drivers at all 
entrances and exits (driveways), drive aisles, and 
roadways, per West Covina Municipal Code Section 
22.8, Obstruction to Visibility at Intersections or 
Driveways. 

Project Applicant/ 
Developer 

Design phase City Public Works, 
Traffic and Lighting 
Section 

 

Mitigation	Measures	
MM	TRA‐1	 As determined by the Traffic Study Dated June 22, 

2021, a new traffic signal shall be installed at the 
intersection of Cutter Way and Project Driveway #7. 
A signal and striping plan shall be submitted and 
approved by the City of Covina (since San Bernardino 
road is within City of Covina ROW). The plan shall 
also be submitted to the cities of West Covina and 
Covina for concurrence on the Signal Plan as well as 
the Signing and Striping Plans for San Bernardino 
Road.  

Project Applicant/ 
Developer 

During final 
engineering 

City of Covina And City 
of West Covina Public 
Works, Traffic and 
Lighting Section 

 

MM	TRA‐2	 All vegetation located along driveways on Badillo 
Street needs to provide a clear line of sight for exiting 
vehicles. All newly installed landscaping shall be 
lower than 3.5 feet in height on both sides of each 
driveway. 

Project Applicant/ 
Developer 

During final 
engineering 

City Public Works, 
Traffic and Lighting 
Section  
 

 

MM	TRA‐3	 New red curbs are required to provide clear line of 
sight for driveways along Badillo Avenue. The Red 
Curbs are to be shown on all submitted plans to the 
City for Approval. The amount of red curb (in feet) is 
to be determined by applicant’s engineer based on 
Line of Sight Calculations. 

Project Applicant/ 
Developer 

During final 
engineering 

City Public Works, 
Traffic and Lighting 
Section  
 

 

MM	TRA‐4	 The signal and striping plan shall accommodate left 
turn lanes/pockets on both approaches of San 
Bernardino Road at Cutter Way to eliminate sight 
distance and safety issues for eastbound left turning 
vehicles whose views of the westbound vehicles may 
be blocked by trucks. 

Project Applicant/ 
Developer 

During final 
engineering 

City Public Works, 
Traffic and Lighting 
Section  
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MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

MM	TRA‐5	 A 2-way left turn lane shall be installed along the 
entire Project east of Cutter Way to facilitate traffic 
turning out of the driveways on San Bernardino 
Road. As there are several driveways on both sides of 
San Bernardino Road, the future 2 way left turn lane 
shall facilitate all left turns in and out of all of these 
driveways to improve traffic safety along this 
corridor. 

Project Applicant/ 
Developer 

During final 
engineering 

City Public Works, 
Traffic and Lighting 
Section 
 

 

MM	TRA‐6	 The amount of new red curb on San Bernardino Road, 
on either side of proposed driveways in order to 
provide clear line of sight, shall be shown on all plans 
submitted to the cities of Covina and West Covina for 
approval. The amount of red curb (in feet) is to be 
determined by applicant’s engineer based on Line of 
Sight Calculations as shown in Appendix G in the June 
22, 2021 Traffic Impact Study, Figure 25. 

Project Applicant/ 
Developer 

During final 
engineering 

City of Covina and City 
of West Covina Public 
Works, Traffic and 
Lighting Section 
 

 

MM	TRA‐7	 Conceptual Striping Plan for the left turn movements 
into driveways 5 and 6 on San Bernardino Road shall 
prohibit the left turn movement into the site 
necessitating the installation of NO LEFT TURN signs 
at each driveway for westbound traffic. This requires 
installation of R3-2 and R5-1 signs. 

Project Applicant/ 
Developer 

During final 
engineering 

City Public Works, 
Traffic and Lighting 
Section 
 

 

TRIBAL	CULTURAL	RESOURCES	

Regulatory	Requirements	
RR	CUL‐1 would be applicable.     

UTILITIES	AND	SERVICE	SYSTEMS	

Regulatory	Requirements	
RR	UTL‐1	 Water service to the Project, including application for 

water service, service connections, water rates, fire 
service, and water mains, shall be constructed and 
provided in accordance with Chapter 23, Article III, 
Water, of the West Covina Municipal Code. 

Project Applicant/ 
Developer 

Prior to final design 
permit 

City Public Works, 
Engineering Division 

 

RR	UTL‐2	 The Project Applicant shall pay the applicable 
Connection Fee Program capital facilities fees to the 

Project Applicant/ 
Developer 

Prior to 
construction 

City Public Works, 
Engineering Division 
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MITIGATION	MONITORING	AND	REPORTING	PROGRAM	

	

Mitigation	Measures	
Responsible	for	
Implementation	

Timing	of	
Mitigation	

Responsibility	of	
Monitoring	

Completion	Date	
(Signature	Required)	

Los Angeles County Sanitation District (LACSD), as 
authorized by the California Health and Safety Code 
Sections 5400 to 5474.  

RR	UTL‐3	 The Project shall be designed and constructed with 
water-efficient fixtures and systems, as required by 
the CALGreen Code, which has been adopted by 
reference into Section 7-301, Adoption of Title 31 
(Green Building Standards Code), of the West Covina 
Municipal Code. 

Project Applicant/ 
Developer 

Prior to 
construction 

City Public Works, 
Engineering Division 

 

RR	UTL‐4	 The Project contractor shall recycle, reuse, and/or 
salvage at least 65 percent of demolition and 
construction debris, in accordance with Section 4.408 
of the CALGreen Code. 

Project Applicant/ 
Developer 

During demolition 
and construction  

City Public Works, 
Maintenance Division, 
Environmental Services 
Section 

 

 


	Mitigation Monitoring & Reporting Program - Amazon Delivery Station DAX9 Project
	Table of Contents
	Acronym List
	Mitigation Monitoring and Reporting Program
	1. Introduction
	2. Mitigation Monitoring Procedures
	3. Mitigation Monitoring and Reporting Program
	4. Project Location
	5. Project Description Summary


