2.0

EXECUTIVE SUMMARY

INTRODUCTION
The purpose of the executive summary is to provide a clear and simple description of the project and its
potential environmental impacts. Section 15123 of the California Environmental Quality Act (CEQA)
Guidelines 1 requires the executive summary to identify each significant effect with proposed mitigation
measure(s) and alternatives that would minimize or avoid that effect. The summary is also required to
identify areas of controversy known to the Lead Agency, including issues raised by agencies and the
public, and issues to be resolved, including the choice among alternatives and whether or how to mitigate
the significant effects.

2.1

PROJECT LOCATION AND SETTING

The City of Azusa is located in eastern Los Angeles County approximately 25 miles northeast of
Downtown Los Angeles (Figure 3.0-1 Regional Vicinity Map). The City encompasses 9.13 square miles
and is bordered by the Angeles National Forest to the north, the City of Covina to the south, the City of
Glendora to the east, and Interstate 605 (I-605) to the west.
The Azusa TOD Specific Plan Area covers approximately 308 acres, with approximately 170 acres
potentially receiving net-new development opportunities, and approximately 138 acres of no-change
areas. (Figure 3.0-2, Specific Plan Area Location Map). The specific plan area is located in the central
portion of the City and is bound by 9th Street to the north, Lemon Avenue to the west, 5th and 6th Streets to
the south, and Citrus Avenue to the east. The specific plan area is a generally flat grid-like area and
includes residential and commercial areas.

2.2

PROJECT CHARACTERISTICS

The Azusa TOD Specific Plan (or “project” or “Specific Plan”) promotes the efficient use of land and
transportation infrastructure by encouraging places with relatively higher development intensity,
pedestrian-friendly development, and a mix of land uses located within walking distance of a bus and/or
light rail transit center. In addition to incorporating transit-oriented development strategies, the Specific
Plan supports sustainable practices, economic development, and the implementation of healthy
community standards.

1

California Environmental Quality Act, State CEQA Guidelines, Section 15123.
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The Specific Plan follows direction given in the General Plan to provide more specific guidance for
certain areas of the City. The Azusa TOD Specific Plan provides direction on how properties within
various districts should be developed, as well as addresses a variety of issues including traffic, bike and
pedestrian improvements, streetscape enhancements, sustainability, infrastructure, historic resources,
and architectural character. The Specific Plan has been developed through a continuing, comprehensive,
and cooperative planning process, and provides for effective coordination between local, regional, state,
and federal agencies.

District-Based Approach
While the Azusa General Plan is the primary guide for growth and development for the City as a whole,
the Azusa TOD Specific Plan focuses in greater detail on the specific plan area by organizing land use and
zoning regulations into six unique districts. Districts include: the Gold Line District, the Downtown
District, the Downtown Expansion District, the Route 66 District, the Transition District, and the Civic
District. District boundaries were determined based upon existing and expected future development and
shared characteristics, including land use commonalities and proximity to community-wide destinations.
District boundaries are shown in Figure 2.0-1, Azusa TOD Specific Plan Area District Map. The
geographic arrangement of the districts reflects their relationship to Downtown Azusa, the City’s civic
core, the Foothill Boulevard corridor, and the two new Azusa Downtown and APU/Citrus College Gold
Line Stations.
In the district-based approach, each district has a unique vision and a tailored range of allowable uses
and development standards that support the desired future condition. The district-based approach is by
nature a “mixed-use” zoning approach, where the desired activities and building forms dictate what is
conditionally allowed and what is not allowed. This hybrid approach to zoning combines form-based
development standards with a selection of compatible uses tailored for each Specific Plan district. This
allows for shaping of the built environment, while providing flexibility in the types of allowable uses.

Land Use Demand and Distribution
A key purpose of the Azusa TOD Specific Plan is to identify how much new development should be
planned for and where it should be located. The development potential allowed under the Azusa TOD
Specific Plan is summarized below in Table 2.0-1 – Specific Plan Districts, Building Footprint/Use
Analysis Summary. Development potential for each district has been identified. However, flexibility is
envisioned to be provided between districts where the overall Specific Plan building intensity is not
exceeded.
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Table 2.0-1
Specific Plan Districts, Building Footprint/Use Analysis Summary

Building Use

Existing
Development

Net
New Development

Proposed
Maximum Intensity

Retail

322,558 sf

226,000 sf

548,558 sf

Services

110,903 sf

84,000 sf

194,903 sf

Office

198,198 sf

93,000 sf

291,198 sf

Lodging

44,116 sf

150 rooms

Institutional

52,029 sf

0 sf

Residential

1,007,616 sf

840 units

Civic

96,357 sf

0

96,357 sf

1,831,777 sf

+ 403,000 sf
+ 150 rooms
+ 840 units

2,234,777 sf
150 rooms
840 units

Total

44,116 sf
+ 150 rooms
52,029 sf
1,007,616 sf
+ 840 units

Notes:
- Services land use category includes restaurants, banks, and personal services
- Institutional land use category includes religious facilities and mortuaries
- sf = square feet

Modifications to the Circulation Network
To achieve General Plan goals and policies, including the promotion of economic vitality in the
Downtown Azusa district, the project includes transitioning one-way San Gabriel Avenue and one-way
Azusa Avenue to operate as two-way roadways. The modification of the street network to two-way
operations will result in traffic circulation changes and modified operations at San Gabriel Avenue and
Azusa Avenue study area intersections.

Azusa Avenue 2-Way Circulation
With the project, Azusa Avenue will operate as an undivided two-way roadway with one lane in each
direction. Northbound and southbound left turns will be restricted (not allowed) on Azusa Avenue due
to the geometric constraints of existing landscaped bulb-outs at the corners of 9th Street, Foothill
Boulevard, and 5th Street. As the roadway geometry could not accommodate dedicated left-turn lanes
without excessive delay to through and right-turning vehicles served in the single lane, northbound and
southbound left turns were restricted from Azusa Avenue for the cumulative plus project operating
condition, except at southbound 9th Street as the right-of-way widens to 96 feet and can accommodate a
dedicated left-turn lane. Angled parking in the southbound direction will need to be restriped with 2-way
operations, but a minimal amount of parking spaces are expected to be removed as a result.
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San Gabriel Avenue 2-Way Circulation
San Gabriel Avenue will operate as a divided two-way roadway, with a two-way left-turn lane and a
median two-way left-turn lane. Dedicated left-turn lanes will be provided at study intersections in the
northbound and southbound direction and a Class II bicycle lane will be provided in each direction with
a 3-foot buffer from the through traffic. Parallel on-street parking will not be modified. Existing angled
parking on the east side of San Gabriel Avenue will be converted to parallel parking between the railroad
tracks and 9th Street. Some parking spaces and bulb-outs will be removed to accommodate the
configuration. Eastbound left turns from Foothill Boulevard onto San Gabriel Avenue will be prohibited
to preserve a raised landscaped median. Similarly, westbound left turns from Foothill Boulevard onto
Azusa Avenue will also be prohibited to preserve a raised landscaped median.

2.3

PROJECT OBJECTIVES

The following are the project objectives for the Azusa TOD Specific Plan for evaluation in the EIR:

Transit Oriented Development
TO-1

Provide zoning and land use regulations focused on the TOD opportunities provided by
the future Azusa Downtown and APU/Citrus College Gold Line Stations.

TO-2

Prioritize TOD opportunities presented by City-owned properties adjacent to the future
Azusa Downtown and APU/Citrus College Gold Line Stations.

TO-3

Provide district-specific development standards and design guidelines that support and
encourage TOD and increase safe, direct, and convenient pedestrian access to transit
facilities.

TO-4

Increase development potential within the Gold Line District to sufficiently support high
frequency, rapid transit service, and to provide a base for a variety of housing,
employment, local services, and amenities that support a vibrant station area community.

TO-5

Ensure that land uses within the Gold Line District are transit-supportive and provide a
mixed-use activity node for visitors and the local community.

TO-6

Establish pedestrian linkages to and from the future Azusa Downtown Gold Line Station
to support a walkable station area that functions as a community gateway to Downtown
Azusa.
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Economic Development
ED-1

Provide zoning and land use regulations to support future market-driven revitalization
and investment.

ED-2

Articulate strategies for forming public-private partnerships with business and
community stakeholders to attract private investment, enhance local equity, and promote
reinvestment.

ED-3

Provide increased uses, services, and transportation options to support and benefit the
local community.

ED-4

Provide a range of supporting benefits for the local community, including a variety of
housing, a more walkable environment, and community amenities.

Sustainability
S-1

Maintain and enhance structures identified as having historic value to retain and support
the existing historic character of Azusa.

S-2

Integrate sustainable, healthy living practices to benefit visitors and the local community
through sustainability and healthy community guidelines.

Healthy Communities
HC-1

Provide district-specific development standards and design guidelines that enhance
architectural quality, improve the overall identity of the Specific Plan Area, and enrich
the quality of life through the built environment.

HC-2

Encourage grocery, outdoor dining, and other healthy food related land uses that are
easily accessible to the community.

H-3

Emphasize streetscape and landscaping enhancements to improve walking, bicycling,
and transit use options.

Crime Prevention Through Environmental Design
CP-1

Incorporate Crime Prevention Through Environmental Design (CPTED) strategies that
contribute to the safety and vitality of residents and visitors of Azusa.
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2.4

ALTERNATIVES TO THE PROJECT

CEQA requires that a Draft EIR describe a range of reasonable alternatives to a proposed project that
could feasibly avoid or lessen any significant environmental impacts, while attaining the basic objectives
of the project. Comparative analysis of the impacts of these alternatives is required. In response to the
significant impacts associated with the proposed project, the City of Azusa has developed and considered
several alternatives to the project. These alternatives are listed below.

Alternative 1 – No Project/General Plan Alternative
Section 15126(2)(4) of the State CEQA Guidelines requires evaluation of the No Project Alternative.
As described in the State CEQA Guidelines, the purpose of describing and analyzing the No Project
Alternative is to allow decision makers to compare the impacts of approving the proposed project with
the impacts of not approving the proposed project. However, “no project” does not necessarily mean that
development will be prohibited. The No Project Alternative includes “what would be reasonably
expected to occur in the foreseeable future if the project were not approved, based on current plans and
consistent with available infrastructure and community services.” 2
For purposes of this document, the No Project/General Plan Alternative (Alternative 1) assumes buildout
of the project area would occur in accordance with the land uses included in the City’s 2004 General Plan
and implemented by the City’s Development Code. The Development Code carries out the General Plan
policies by regulating development and land uses within the City, consistent with the General Plan.
Under this alternative the increased density housing opportunities and expanded mix of commercial,

office, and entertainment related land uses proposed in the Specific Plan would not be achieved.
Thus, without the Specific Plan in place to change the underlying land uses, the land uses reflected in the
No Project/General Plan Alternative would be developed, resulting in less development.

Alternative 2 – Reduced Residential Growth Alternative
The Reduced Residential Growth Alternative (Alternative 2) assumes that the Specific Plan would be
adopted, as proposed, with 560 multi-family units as opposed to 840 multi-family units. This reduction in
the number of multi-family units reflects the conservative projected demand of multi-family units
included in the Draft Analysis of Demand, Supply and Absorption for Residential, Office and Retail Uses for the
City of Azusa, TOD Subareas and Other Relevant Local/Regional Geographies (the market study) completed for

2

CEQA Guidelines Section 15126.6[e][2]
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the Specific Plan. 3 Additional non-residential growth as well as landscaping and transportation
improvements associated with the Specific Plan would be implemented as proposed.

Alternative 3 – San Gabriel Avenue North/South Lane Configuration Alternative
Under the San Gabriel Avenue North/South Lane Configuration Alternative (Alternative 3) San Gabriel
Avenue would be reconfigured to include one northbound and one southbound vehicle travel lane. The
San Gabriel Avenue bicycle lanes and modifications to Azusa Avenue proposed under the Specific Plan
would not be included under Alternative 3. No changes would be made to the Specific Plan’s proposed
land uses, design guidelines, development standards, policies, or goals.

Alternative 4 – San Gabriel Avenue One Northbound and Two Southbound Lane
Configuration
The San Gabriel Avenue One Northbound and Two Southbound Lane Configuration Alternative
(Alternative 4) would reconfigure San Gabriel Avenue’s existing four southbound travel lanes to include
two southbound vehicle travel lanes and one northbound vehicle travel lane. Similar to Alternative 3, the
bicycle lanes on San Gabriel Avenue and changes to Azusa Avenue, proposed under the Specific Plan,
would not be included under Alternative 4. No changes would be made to the Specific Plan’s proposed
retail, services, office, and hotel uses and the implementation of mixed-use and pedestrian-oriented

development would still be encouraged throughout the specific plan area.

Environmentally Superior Alternative
As shown in Table 5.0-11, (Section 5.0, Alternatives), none of the alternatives would eliminate the
significant impact associated with the project (operational air quality). However, the Reduced Residential
Growth Alternative (Alternative 2) would incrementally reduce the significant impact due to a reduction
in the overall population and by invoking the Specific Plan’s goals and principles, such as emphasizing
mixed-use and pedestrian-oriented development in and around the Azusa Downtown Gold Line Station
and the City’s downtown area. Additionally, impact areas determined to be less than significant that are
driven by population, including energy, seismic shaking and public services and utilities, including fire,
police, and library services, electricity and natural gas consumption, as well as solid waste and
wastewater generation, and water consumption would be reduced. This would occur by reducing the
number of multi-family units (from 840 units to 560 units), which would reduce the projected population
growth (from 2,915 residents to 1,944 residents) associated with buildout of Alternative 2. Although the

3

The Natelson Dale Group, Inc., Draft Analysis of Demand, Supply and Absorption for Residential, Office and
Retail Uses for the City of Azusa, TOD Subareas and Other Relevant Local/Regional Geographies, July 2014.
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Reduced Residential Growth Alternative would not eliminate the significant impact associated with
buildout of the project (e.g., operational air quality), Alternative 2 is identified as the environmentally
superior alternative because it would incrementally reduce the project related significant impact and
result in the least impacts to public services and finite resources of the alternatives analyzed.
In addition, Alternative 2 would fulfill most of the Specific Plan’s objectives, although in some cases to a
lesser extent than compared to the project. Market forces will ultimately dictate the number of multifamily units, however, the assumptions used to analyze the Specific Plan reflect the analysis included in
the Market Study completed for the project. Should the market dictate the need for fewer multi-family
units, the flexibility in the Specific Plan would accommodate these changes.

2.5

AREAS OF KNOWN CONTROVERSY

The State CEQA Guidelines require a Draft EIR to identify areas of controversy known to the lead agency,
including issues raised by other agencies and the public. Comments were received from public agencies
and interested parties in response to the circulated Notice of Preparation (NOP). In compliance with State
CEQA Guidelines, the City held one scoping meeting on February 11, 2015 at the City Council Chambers
to solicit comments and to inform the public of the proposed EIR. Comments received in response to the
published NOP (provided in Appendix 1.0) identified environmental topics that local and regional
agencies recommended for analysis in the Draft EIR. These topics include:
•

Air Quality

•

Cultural Resources

•

Hydrology and Water Quality

•

Traffic and Circulation

2.6

ISSUES TO BE RESOLVED

The State CEQA Guidelines require an EIR to present issues to be resolved by the lead agency. These issues
include the choice between alternatives and whether or how to mitigate potentially significant impacts.
The major issues to be resolved by the City of Azusa, as the Lead Agency for the project include the
following:
•

Whether the recommended mitigation measures should be adopted or modified;

•

Whether additional mitigation measures need to be applied to the project; and

•

Whether the project or an alternative should be approved.
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2.7

SUMMARY OF PROJECT IMPACTS

A summary of the environmental impacts associated with implementation of the proposed project,
mitigation measures included to avoid or lessen the severity of potentially significant impacts, and
residual impacts, is provided in Table 2.0-1, Summary of Project Impacts, Mitigation Measures, and
Residual Impacts, below.

Impact Sciences, Inc.
1029.004

2.0-10

Azusa TOD Specific Plan Draft EIR
July 2015

2.0 Executive Summary

Table 2.0-1
Summary of Project Impacts, Mitigation Measures, and Residual Impacts
Thresholds
AESTHETICS
Threshold AES-1: Would the project have a substantial
adverse effect on a scenic vista?

Mitigation Measures

Residual Impact

No mitigation is required

Less than significant

Threshold AES-2: Would the project substantially
damage scenic resources, including, but not limited to,
trees, rock outcroppings, and historic buildings within a
state scenic highway?

Implementation of Mitigation Measure CR-3

With implementation of
Mitigation Measure CR3, impacts would be less
than significant

Threshold AES-3: Would the project substantially
degrade the existing visual character or quality of the site
and its surroundings?

No mitigation is required

Less than significant

Threshold AES-4: Would the project create a new source
of substantial light or glare that would adversely affect
day or nighttime views in the area?

No mitigation is required

Less than significant

No mitigation is required

Less than significant

Threshold AQ-2: Would construction and/or operation
of the project violate any applicable federal or state air
quality standard or contribute substantially to an
existing or projected air quality violation?

AQ-1:

Even with
implementation of
Mitigation Measures
AQ-1, impacts would
remain significant.

Threshold AQ-3: Would construction and/or operation
of the project result in a cumulatively considerable net
increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal or
state ambient air quality standard?

Implementation of Mitigation Measure AQ-1

AIR QUALITY
Threshold AQ-1: Would construction and/or operation
of the project conflict with or obstruct implementation of
applicable air quality plans of the SCAQMD?

Impact Sciences, Inc.
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As a condition of approval for development projects within the Azusa TOD
Specific Plan, project applicants/developers shall comply with all applicable
standards or guidelines included in the Azusa TOD Specific Plan. The Azusa
TOD Specific Plan includes standards or guidelines that reduce energy use and
vehicle traffic. These include improvements to streetscapes to encourage
pedestrian use, improved bicycle access, a focus on infill and compact
development, promotion of green development guidelines, increased energy
efficiency in buildings, and others. These measures represent the most effective
feasible strategies to reduce emissions of air pollutants due to development.
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Thresholds

Mitigation Measures

Residual Impact

AIR QUALITY (continued)
Threshold AQ-4: Would construction and/or operation
of the project expose sensitive receptors to substantial
pollutant concentrations?

AQ-2:

Individual projects developed under the Azusa TOD Specific Plan shall be
evaluated for potential impacts related to exposure of sensitive receptors to
pollutant concentrations according to the CARB Air Quality and Land Use
Handbook and the SCAQMD's Rule 1401. Developments found to potentially
result in such an exposure would be required under CEQA to mitigate impacts
to the extent feasible.

Even with
implementation of
Mitigation Measures
AQ-2, impacts would
remain significant.

Threshold AQ-5: Would construction and/or operation
of the project create objectionable odors affecting a
substantial number of people?

No mitigation is required

Less than significant

CR-1:

Prior to the issuance of demolition permits that may affect structures 50 years of
age or older, a qualified architectural historian shall conduct an assessment to
determine the significance of the structure(s) and/or site(s). Project
applicants/developers shall ensure that, to the maximum extent possible, direct
or indirect impacts to any known properties that are deemed eligible for
inclusion in the National Register of Historic Places, the California Register of
Historic Resources, or a local designation be avoided and/or preserved
consistent with the Secretary of the Interior’s Standards for the Treatment of
Historic Properties. Should avoidance and/or preservation not be a feasible
option, a qualified architectural historian shall develop a mitigation program
that may include, but not be limited to, formal documentation of the structure
using historical narrative and photographic documentation, facade
preservation, and/or monumentation. Properties are not equally significant, and
some retain more significance than others. Therefore, prior to development
decisions, a qualified architectural historian shall be retained to evaluate the
circumstance regarding the property and planned development and to make
management decisions regarding documentation of the property.

With implementation of
Mitigation Measures
CR-1 through CR-3,
impacts would be less
than significant.

CR-2:

To ensure that historic buildings are appropriately renovated and maintained,
the preservation, rehabilitation, restoration, reconstruction, or adaptive reuse of
known historic resources shall meet the US Secretary of the Interior's Standards
for Rehabilitation (Secretary’s Standards). Any proposal to preserve,
rehabilitate, restore, reconstruct, or adaptively reuse a known historic resource
in accordance with the Interior Secretary’s Standards shall be deemed to not be
a significant impact under CEQA and, in such cases, no additional mitigation
measures shall be required.

CULTURAL RESOURCES
Threshold CR-1: Would the project cause a substantial
adverse change in the significance of a historical resource
as defined in §15064.5?

Impact Sciences, Inc.
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Thresholds

Mitigation Measures

Residual Impact

CULTURAL RESOURCES (continued)

Threshold CR-2: Would the project cause a substantial
adverse change in the significance of an archaeological
resource pursuant to §15064.5?

4

CR-3:

The City shall require that project applicants/developers coordinate with a
qualified architectural historian to ensure Standards-compliant projects,
including the design of rehabilitation project, compatibility of new construction
with historic structures, and periodic site visits to monitor construction adjacent
to historic structures to ensure that such activities comply with the Secretary of
the Interior’s Standard. Historic professionals shall meet the National Park
Service standards.4

CR-4:

The Native American Heritage Commission shall be notified of all grading and
ground-disturbing activities associated with buildout of the specific plan, prior
to the construction of any project. An experienced and certified Native
American representative shall be permitted to monitor all proposed projects’
ground disturbing activities.

CR-5:

If evidence of subsurface archaeological resources is found during construction
activities associated with buildout of the Azusa TOD Specific Plan, excavation
and other construction activity in that area shall cease and the construction
contractor shall contact the City of Azusa Community Development
Department. With direction from the Director of Community Development, an
archaeologist certified by the County of Los Angeles shall be retained to
evaluate the discovery prior to resuming grading in the immediate vicinity of
the find. If warranted, the archaeologist shall collect the resource and prepare a
technical report describing the results of the investigation. The test-level report
shall evaluate the site including discussion of significance (depth, nature,
condition and extent of the resources), final mitigation recommendations
(which shall be adopted and implemented by the project applicant/developer),
and cost estimates.

CR-6:

If evidence of subsurface paleontological resources is found during construction
activities associated with buildout of the Azusa TOD Specific Plan, excavation
and other construction activity in that area shall cease and the construction
contractor shall contact the City of Azusa Community Development
Department. With direction from the Director of Community Development, a
paleontologist certified by the County of Los Angeles shall evaluate the find. If
warranted, the paleontologist shall prepare and complete a standard
Paleontological Resources Mitigation Program for the salvage and curation of
identified resources. The Paleontological Resources Mitigation Program shall be
adopted and implemented by the project applicant/developer.

With implementation of
Mitigation Measures
CR-4, CR-5, and CR-6,
impacts would be less
than significant

US Department of the Interior, National Park Service, Archeology and Historic Preservation: Secretary of the Interior’s Professional Qualifications Standards,
http://www.nps.gov/history/local-law/arch_stnds_9.htm,
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Thresholds

Mitigation Measures

Residual Impact

CULTURAL RESOURCES (continued)
Threshold CR-3: Would the project directly or indirectly
destroy a unique paleontological resource or site or
unique geological feature?

Implementation of Mitigation Measures CR-4, CR-5, and CR-6

With implementation of
Mitigation Measures
CR-4, CR-5, and CR-6,
impacts would be less
than significant

Threshold CR-4: Disturb any human remains, including
those interred outside of formal cemeteries?

No mitigation is required

Less than significant

No mitigation is required

Less than significant

Threshold ENG-2: Would the project result in
substantial increase in demand on energy resources
during peak and base period demands and in relation to
projected energy supplies?

No mitigation is required

Less than significant

Threshold ENG-3: Would the project result in
substantial increase in transportation energy use?

No mitigation is required

Less than significant

GEO-1:

With implementation of
Mitigation Measure
GEO-1, impacts would
be less than significant

ENERGY
Threshold ENG-1: Would the project use fuel or energy
in a wasteful manner?

GEOLOGY AND SOILS
Threshold GEO-1: Would the project expose people or
structures to potential substantial adverse effects,
including the risk of loss, injury, or death, involving:
i)

Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

ii)

Strong seismic ground shaking

iii)

Seismic-related
liquefaction

ground

failure,

including

Threshold GEO-1: Would the project expose people or
structures to potential substantial adverse effects,
including the risk of loss, injury, or death, involving:
iv)

Prior to the issuance of a Building Permit for a proposed development located
within the specific plan area and within the Alquist-Priolo Earthquake Fault
Zone, the City Engineer and/or City Building Official shall ensure that the
Grading and Building Plans demonstrate compliance with Public Resources
Code 2621, and specifically the required 50 foot building setback from the
Duarte Fault trace as specified under Public Resources Code 2621.7 (3A), and all
other applicable requirements included in the Alquist-Priolo Earthquake Fault
Zoning Act.

No mitigation is required

Less than significant

No mitigation is required

Less than significant

Landslides

Threshold GEO-2: Would the project result in
substantial soil erosion or the loss of topsoil?

Impact Sciences, Inc.
1029.004

2.0-14

Azusa TOD Specific Plan Draft EIR
July 2015

2.0 Executive Summary

Thresholds

Mitigation Measures

Residual Impact

GEOLOGY AND SOILS (continued)
Threshold GEO-3: Would the project be located on a
geologic unit or soil that is unstable, or that would
become unstable as a result of the project, and potentially
result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse?

Implementation of Mitigation Measure GEO-1

With implementation of
Mitigation Measure
GEO-1, impacts would
be less than significant

Threshold GEO-4: Be located on expansive soil, as
defined in Table 18-1-B of the Uniform Building Code
(1994), creating substantial risks to life or property?

Implementation of Mitigation Measure GEO-1

With implementation of
Mitigation Measure
GEO-1, impacts would
be less than significant

Threshold GEO-5: Have soils incapable of adequately
supporting the use of septic tanks or alternative
wastewater disposal systems where sewers are not
available for the disposal of wastewater?

No mitigation is required

Less than significant

No mitigation is required

Less than significant

No mitigation is required

Less than significant

HAZ-1:

Should any dry cleaning facility be located adjacent to a sensitive use all
hazardous operations must be done off-site to limit the amount and disposal of
hazardous materials.

With implementation of
Mitigation Measure
HAZ-1, impacts would
be less than significant

HAZ-2:

To ensure all prior use of the site is disclosed, including the likelihood that
residual hazardous materials and/or wastes are present, the City shall
determine whether specific project sites are listed on government lists of
hazardous materials and/or waste sites compiled pursuant to Government Code
Section 65962.5. The City shall require preparation of a Phase I Environmental
Site assessment (ESA) for any listed sites or sites with the potential for residual
hazardous materials and/or waste as a result of location and/or prior uses. The
City shall require that recommendations of the Phase I ESA be fully
implemented. If a Phase I ESA indicates the presence or likely presence of
contamination, the implementing agency should require a Phase II ESA, and
recommendations of the Phase II ESA should be fully implemented. If cleanup
is required, a Phase III remediation shall be prepared in concert with the
appropriate Lead Agency.

With implementation of
Mitigation Measure
HAZ-2, impacts would
be less than significant

GREENHOUSE GASES
Threshold GHG-1: Would the project generate
greenhouse gas emissions, either directly or indirectly,
that may have a significant impact on the environment
(i.e., on global climate change)?
Threshold GHG-2: Would the project conflict with an
applicable plan, policy, or regulation adopted for the
purpose of reducing GHG emissions?
HAZARDS AND HAZARDOUS MATERIALS
Threshold HAZ-1: Would the project create a significant
hazard to the public or the environment through the
routine transport, use, or disposal of hazardous
materials?
Threshold HAZ-2: Would the project create significant
hazard to the public or the environment through
reasonably foreseeable upset and accident conditions
involving the release of hazardous materials into the
environment?

Impact Sciences, Inc.
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Thresholds

Mitigation Measures

Residual Impact

HAZARDS AND HAZARDOUS MATERIALS (continued)
Threshold HAZ-3: Would the project emit hazardous
No mitigation is required
emissions or handle hazardous or acutely hazardous
materials, substance?

Less than significant

Threshold HAZ-4: Would the project be located on a site
which is included on a list of hazardous material sites
compiled pursuant to government code §65962.5 and, as
a result, would it create a significant hazard to the public
or the environment?

Implementation of Mitigation Measure HAZ-2

With implementation of
Mitigation Measure
HAZ-2, impacts would
be less than significant

Threshold HAZ-5: For a project located within an airport
land use plan area or, where such a plan has not been
adopted, within two miles of a public airport or a public
use airport, would the project result in a safety hazard
for people residing or working in the project area?

No mitigation is required

Less than significant

Threshold HAZ-6: For a project within the vicinity of a
private airstrip, would the project result in a safety
hazard for people residing or working the project area?

No mitigation is required

Less than significant

Threshold HAZ-7: Would the project impair
implementation of, or physically interfere with, an
adopted emergency response plan or emergency
evacuation plan?

HAZ-3:

With implementation of
Mitigation Measure
HAZ-3 impacts would be
less than significant

Threshold HAZ-8: Expose people or structures to a
significant risk of loss, injury, or death involving
wildland fires, including where wildlands are adjacent to
urbanized areas or where residents are intermixed with
wildlands?

Impact Sciences, Inc.
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Prior to construction of the future development projects, the project
applicant/developer shall prepare a Traffic Control Plan for implementation
during the construction phase, as deemed necessary by the City Traffic
Engineer. The following provisions shall be included:
•

One unobstructed lane shall be maintained in both directions on
surrounding roadways.

•

At any time only a single lane is available, the project applicant/developer
shall provide a temporary traffic signal, signal carriers (i.e., flag persons),
or other appropriate traffic controls to allow travel in both directions. If
construction activities require the complete closure of a roadway segment,
the project applicant/developer shall provide appropriate signage
indicating detours/alternative routes and the haul truck route.

•

Temporary closures and alternative travel routes shall be disclosed to all
agencies which provide emergency services (e.g., Azusa Police
Department and Los Angeles County Fire Department) in the City.

•

When construction of future projects would result in temporary lane or
roadway closures, no more than one roadway closure shall be permitted
within 0.5 mile of each concurrent development project to ensure adequate
access for emergency vehicles.

No mitigation is required

Less than significant
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HYDROLOGY AND WATER QUALITY
Threshold HYD-1: Would the project violate any water
quality standards or waste discharge requirement?

Mitigation Measures

Residual Impact

No mitigation is required

Less than significant

Threshold HYD-2: Would the project substantially
deplete groundwater supplies or interfere substantially
with groundwater recharge such that there would be a
net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of preexisting nearby wells would drop to a level which would
not support existing land uses or planned uses for which
permits have been granted)?

No mitigation is required

Less than significant

Threshold HYD-3: Would the project substantially alter
the existing drainage patter of the site or area, including
through the alteration of the course of a stream or river,
in a manner which would result in substantial erosion or
siltation on- or off-site?

No mitigation is required

Less than significant

Threshold HYD-4: Would the project substantially alter
the existing drainage patter of the site or area, including
through the alteration of the course of a stream or river,
or substantially increase the rate or amount of surface
runoff in a manner that would result in flooding on- or
off-site?

No mitigation is required

Less than significant

Threshold HYD-5: Would the project create or
contribute to runoff water which would exceed the
capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff?

No mitigation is required

Less than significant

Threshold HYD-6: Would the project otherwise
substantially degrade water quality?

No mitigation is required

Less than significant

Threshold HYD-7: Would the project place housing
within a 100-year flood hazard area as mapped on a
federal Flood Hazard boundary or Flood Insurance Rate
Map or other flood hazard delineation map?

No mitigation is required

Less than significant

Threshold HYD-8: Would the project place within a 100year flood hazard area structures that would impede or
redirect flood flows?

No mitigation is required

Less than significant

Threshold HYD-9: Would the project expose people or
structures to a significant risk of loss, injury, or death
involving flooding, including flooding as a result of
failure of a levee or dam?

No mitigation is required

Less than significant

Impact Sciences, Inc.
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Mitigation Measures

Residual Impact

HYDROLOGY AND WATER QUALITY (continued)
Threshold HYD-10: Would the project be susceptible to
inundation by seiche, tsunami, or mudflow?

No mitigation is required

Less than significant

Threshold LU-1: Would the project physically divided
an established community?

No mitigation is required

Less than significant

Threshold LU-2: Would the project conflict with any
applicable land use plan, policy, or regulation of an
agency with jurisdiction over the project (including, but
not limited to, the general plan, specific plan, local costal
program, or zoning ordinance) adopted for the purpose
of avoiding or mitigating an environmental effect?

No mitigation is required

Less than significant

Threshold LU-3: Would the project conflict with any
applicable habitat conservation plan or natural
community conservation plan?

No mitigation is required

Less than significant

Threshold NOISE-1: Would the project expose people to
or generate noise levels in excess of standards
established in the City’s General Plan or noise ordinance
(City of Azusa Code, Article IX, Division 2, Section 46405) or applicable standards of other agencies?

NOISE-1 Individual development projects under the Azusa TOD Specific Plan shall be
evaluated for sensitive receptors exposure to potential related noise impacts
according to the City’s noise thresholds. If it is determined that operation of a
project has the potential to result in a noise increase above 60 dB(A), a projectspecific acoustical analysis shall be prepared by a qualified acoustical
consultant. If necessary, the projects’ design shall be refined to determine
specific improvements (e.g., Sound Transmission Class ratings, exterior wall
construction, treatment of façade openings) to reduce interior noise levels to
meet the requirement of an Ldn of 60 dB(A) CNEL or less for low density
residential properties, 65 dB(A) or less for multi-family properties, and 70 dB(A)
or less for schools and libraries, as required by the City and the state Building
Code particularly for properties along Foothill Boulevard, San Gabriel Avenue,
Azusa Avenue, and the BNSF Railway. The results of the analysis and
recommended ratings for windows and doors shall be submitted to the City
Building Official for approval and approved prior to issuance of building
permits. The approved windows and doors, and forced air mechanical
ventilation shall be incorporated where windows must remain closed in order
to achieve the interior noise criteria.

With implementation of
Mitigation Measure
NOISE-1, impacts would
be less than significant.

Threshold NOISE-2: Would the project expose people to
or generate excessive groundborne vibration or
groundborne noise levels?

NOISE-2 For construction that occurs within 50 feet of buildings more than 50 years old,
project applicants shall be responsible for monitoring the designated buildings
for damage. In the event that the monitored properties are damaged, the project
applicant/developer shall be responsible for the cost of any building repairs.

With implementation of
Mitigation Measures
NOISE-2 and NOISE-3,
impacts would be less
than significant.

LAND USE

NOISE

Impact Sciences, Inc.
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Mitigation Measures
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NOISE (continued)

Threshold NOISE-3: Would the project result in a
substantial permanent increase in ambient noise levels in
the project vicinity above levels existing without the
project?

Impact Sciences, Inc.
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NOISE-3 The City shall require construction contractors to notify all residential units
located within 1,600 feet of any construction site of the construction schedule.
All notices shall indicate the dates and duration of construction activities, as
well as provide a telephone number where residents can inquire about the
construction process and register complaints.

With implementation of
Mitigation Measures
NOISE-2 and NOISE-3,
impacts would be less
than significant.

NOISE-4 The City shall require individual development projects to adhere to the
following construction specifications. The specifications shall be included in the
plan submittals to the City for review and approval during the plan check stage:

With implementation of
Mitigation Measures
NOISE-4 and NOISE-5
impacts would be less
than significant.

•

During construction, mufflers shall be provided for all heavy construction
equipment and all stationary noise sources in accordance with the
manufacturers’ recommendations.

•

Unnecessary idling of internal combustion engines shall be limited to five
minutes or less.

•

Stationary noise sources and staging areas shall be located as far as is
feasible from existing residences and schools, and other sensitive receptors
(e.g., the Senior Center and City Library) or contractors shall be required to
provide additional noise-reducing engine enclosures (with the goal of
achieving approximately 10 dB(A) of reduction compared to uncontrolled
engines). Locating stationary noise sources near existing roadways away
from adjacent properties is recommended (i.e., at the southwest corner of
the project site).

•

Air compressors and pneumatic equipment shall be equipped with
mufflers, and impact tools shall be equipped with shrouds or shields.

•

If for construction purposes, locating stationary construction equipment
near existing residential uses is required, an 8 feet tall sound-rated fence
should be erected between the equipment and the sensitive receptors. The
fence should be located as close to the equipment as is feasible.

•

A “construction liaison” shall be designated to ensure coordination
between construction staff and neighbors to minimize disruptions due to
construction noise. Occupants and property owners of residences within
400 feet of construction activity shall be notified in writing of the
construction schedule and the contact information for the construction
liaison.

•

A qualified acoustical engineer shall be retained as needed to address
neighbor complaints as they occur. If construction noise levels at adjacent
property lines are within the standards. Short-term or long-term
construction noise monitoring could also be utilized to diagnose complains
and determine if additional mitigation is required for certain phase of
construction.
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NOISE (continued)
NOISE-5 Prior to operation of a project, mechanical equipment shall be selected and
designed to reduce impacts on surrounding uses to meet the City’s Noise
Ordinance requirements. A qualified acoustical consultant shall be retained to
review mechanical noise as these systems (e.g, HVAC) are developed to
determine specific noise reduction measures necessary to reduce noise to
comply with the City’s Noise Ordinance.
Threshold NOISE-4: Would the project result in a
substantial temporary or periodic increase in ambient
noise levels in the project vicinity above levels existing
without the project?

No mitigation is required

Less than significant

Threshold NOISE-5: Is the project located within an
airport land use plan area or, where such a plan has not
been adopted, within two miles of a public airport or a
public use airport, would the project expose people
residing or working in the project area to excessive noise
levels?

No mitigation is required

Less than significant

Threshold NOISE-6: Would the project result in
exposure of people residing or working in the project
area to excessive noise levels if the project is located in
the vicinity of a private airstrips?

No mitigation is required

Less than significant

Threshold POP-1: Would the proposed Azusa TOD
Specific Plan induce substantial population growth in an
area, either directly (e.g., by proposing new homes and
businesses) or indirectly (e.g., through extension of roads
or other infrastructure)?

No mitigation is required

Less than significant

Threshold POP-2: Would the proposed Azusa TOD
Specific Plan displace substantial numbers of existing
housing, necessitating the construction of replacement
housing elsewhere?

No mitigation is required

Less than significant

Threshold POP-3: Would the proposed Azusa TOD
Specific Plan displace substantial numbers of people,
necessitating the construction of replacement housing
elsewhere?

No mitigation is required

Less than significant

POPULATION, HOUSING, AND EMPLOYMENT

Impact Sciences, Inc.
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Threshold FIRE-1: Would the project result in
substantial adverse physical impacts associated with the
provision of new or physically altered governmental
facilities, need for new or physically altered
governmental facilities, the construction of which could
cause significant environmental impacts, in order to
maintain acceptable service rations, response times or
other performance objectives for fire protection services?

FIRE-1: Development projects shall incorporate fire protection improvements, including
access requirements and modernization of existing equipment/systems, as required by the
LACoFD prior to preparation of final project design plans. The plans shall be submitted to
the LACoFD prior to issuance of building permit for review and approval.

With implementation of
Mitigation Measure
FIRE-1, impacts would
be less than significant

Implementation of Mitigation Measure HAZ-3.

With implementation of
Mitigation Measures
HAZ-3 and POLICE-1
impacts would be less
than significant

FIRE

POLICE
Threshold POLICE-1: Would the project result in
substantial adverse physical impacts associated with the
provision of new or physically altered governmental
facilities, need for new or physically altered
governmental facilities, the construction of which could
cause significant environmental impacts, in order to
maintain acceptable service rations, response times or
other performance objectives for police protection
services?

POLICE 1:
Project applicants/development shall consult with the Azusa Police
Department regarding crime prevention features appropriate for the design of the project
and subsequently, shall submit plans for review and comment. The plans shall
incorporate design guidelines relative to security and semipublic and private spaces
which may include, but not be limited to, access control to buildings, secured parking
facilities, wall/fences with key systems, well-illuminated public and semi-public and
private spaces, which may include access control to buildings, secured parking facilities,
walls/fences with key systems, well –illuminated public space designed with a minimum
of dead space to eliminate areas of concealment, location of toilet facilities or building
entrances in high foot traffic areas, and provisions of security guard patrol if need. These
measures shall be approved by the Police Department prior to the issuance of building
permits. New construction within the specific plan area shall be designed to provide for
safety measures (e.g., alarm systems, security lighting, other on-site security measures,
and crime prevention through environmental design policies) and subject to the review
and approval of the City Planning Department and Azusa Police Department.

EDUCATION
Threshold EDU-1: Would the project result in
substantial adverse physical impacts associated with the
provision of new or physically altered governmental
facilities, need for new or physically altered
governmental facilities, the construction of which could
cause significant environmental impacts, in order to
maintain acceptable service rations, response times or
other performance objectives for education services?

Impact Sciences, Inc.
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No mitigation is required

Less than significant
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LIBRARY SERVICES
Threshold LIB-1: Would the project result in substantial
adverse physical impacts associated with the provision
of new or physically altered governmental facilities, need
for new or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service rations, response times or other performance
objectives for library services?

No mitigation is required

Less than significant

Threshold REC-1: Would the project increase the use of
existing neighborhood and regional parks or other
recreational facilities such that substantial physical
deterioration of the facility would occur or be
accelerated?

No mitigation is required

Less than significant

Threshold REC-2: Would the project include recreational
facilities, or require the construction or expansion of
recreational facilities, which might have an adverse
physical effect on the environment?

Implementation of Mitigation Measures AQ-1, NOISE-1, and NOISE-3

With implementation of
Mitigation Measures
AQ-1, NOISE-1, and
NOISE-3, impacts would
be less than significant.

Threshold TR-1: Would the project conflict with an
applicable plan, ordinance or policy establishing
measures of effectiveness for the performance of the
circulation system, taking into account all modes of
transportation including mass transit and non-motorized
travel and relevant components of the circulation system,
including but not limited to intersections, streets,
highways and freeways, pedestrian and bicycle paths,
and mass transit?

Implementation of Mitigation Measure HAZ-3.

With implementation of
Mitigation Measures
HAZ-3 and TR-1,
impacts would be less
than significant.

Threshold TR-2: Would the project conflict with an
applicable congestion management program, including,
but not limited to level of service standards and travel
demand measures, or other standards established by the
county congestion management agency for designated
roads or highways?

No mitigation is required

RECREATION

TRAFFIC AND CIRCULATION

Impact Sciences, Inc.
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TR-1:

Installation of Traffic Signal at Dalton Avenue and Foothill Boulevard. The
City’s Public Works Director shall regularly monitor traffic conditions and
review accident data for Dalton Avenue and Foothill Boulevard. In addition, the
Public Works Department shall work with the Community Development
Department to monitor each development proposal within the Azusa TOD
Specific Plan area to determine when the traffic signal installation at Dalton
Avenue and Foothill Boulevard would be warranted.

Less than significant
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TRAFFIC AND CIRCULATION (continued)
Threshold TR-3: Would the project result in a change in
air traffic patterns, including either an increase in traffic
levels or a change in location that results in substantial
safety risks?

No mitigation is required

Less than significant

Threshold TR-4: Would the project substantially
increase hazards due to a design feature (e.g., sharp
curves or dangerous intersections) or incompatible uses
(e.g., farm equipment)?

No mitigation is required

Less than significant

Threshold TR-5: Would the project result in inadequate
emergency access?

Implementation of Mitigation Measure HAZ-3.

With implementation of
Mitigation Measure
HAZ-3 impacts would be
less than significant.

Threshold TR-6: Would the project conflict with adopted
policies, plans, or programs regarding public transit,
bicycle, or pedestrian facilities, or otherwise decrease the
performance or safety of such facilities?

No mitigation is required

Less than significant

No mitigation is required

Less than significant

Threshold SW-1: Would the project be served by a
landfill with sufficient permitted capacity to
accommodate the project’s solid waste disposal needs?

No mitigation is required

Less than significant

Threshold SW-2: Would the project comply with federal,
state, and local statues and regulations related to solid
waste?

No mitigation is required

Less than significant

No mitigation is required

Less than significant

ELECTRICITY AND NATURAL GAS
Threshold ENERGY/UTILITY-1: Would the project
create energy utility (electricity and natural gas) system
capacity problems, or result in the construction of new
energy facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?
SOLID WASTE

WASTEWATER
Threshold WWAT-1: Would the project exceed the
wastewater treatment requirements of the applicable
Regional Water Quality Control Board?

Impact Sciences, Inc.
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WASTEWATER (continued)
Threshold WWAT-2: Would the project require or result
in the construction of new water or wastewater
treatment facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?

No mitigation is required

Less than significant

Threshold WWAT-3: Would the project result in a
determination by the wastewater treatment provider that
serves or may serve the project that is has adequate
capacity to serve the project’s projected demand, in
addition to the provider’s existing commitments?

No mitigation is required

Less than significant

No mitigation is required

Less than significant

WATER SUPPLY
Threshold WAT-1: Would the project have sufficient
water supplies available to serve the project from
existing entitlements and resources, or are new
expanded entitlements needed?

Impact Sciences, Inc.
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