4.9 LAND USE
INTRODUCTION
This section describes the existing land uses in the City, identifies the regulatory framework with respect
to regulations that address land use, and evaluate the significance of the potential changes in existing
land uses that could result from the implementation of the Azusa TOD Specific Plan.

4.9.1

ENVIRONMENTAL SETTING

Project Location
The City of Azusa (City) is located in the San Gabriel Valley at the foot of the San Gabriel Mountains in
eastern Los Angeles County approximately 25 miles northeast of the City Los Angeles. The City
encompasses 9.13 square miles and is bordered by the Angeles National Forest to the north, the Cities of
Irwindale and Covina to the south, the City of Glendora to the east, and the Cities of Duarte and
Bradbury to the west.
The City’s existing land uses and acreage for each use are included in Table 4.9-1, City of Azusa Existing
Land Uses. The City’s land uses and established zoning are shown in Figure 4.9-1, Existing Land Uses in
the City of Azusa, and Figure 4.9-2, Existing Zoning in the City of Azusa.

Table 4.9-1
City of Azusa Existing Land Uses
Existing Land Use

Acreage

Residential

1,254.64

Commercial

207.26

Industrial

662.48

Institutional

547.39

Open Space

2,045.56

Vacant

167.58

Streets

659.39

Total

5,544.3

Source: Azusa General Plan, Section 3, Table 2-1
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The City of Azusa will be home to two Gold Line light rail stations as a part of the Metro Gold Line
Phase II extension. The targeted TOD locations within the City include those areas within a one-quartermile radius of the Azusa Downtown Gold Line Station (at Alameda Avenue) in the existing Downtown
District Transit Village, and the Azusa Pacific University (APU)/Citrus College Gold Line Station
(at Citrus Avenue) in the master planned community of Rosedale, currently under construction.
The 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. The specific plan
area is located in the central portion of the City, bounded by 9th Street to the north, Angeleno Avenue to
the west, 5th and 6th Streets to the south, and Citrus Avenue to the east. The current General Plan land use
designations within the Azusa TOD Specific Plan area include: Residential, Commercial/Residential
Mixed-Use, Transit Center, Residential Mixed-Use, Institutional/Schools, and Public/Civic. The area
surrounding the future Azusa Downtown Gold Line Station is zoned: Downtown-Town Center (DTC),
Downtown–Civic Center (DCC), and Downtown–Transit Village (DTV). These three existing zoning
districts encompass the majority of the specific plan area (the area between 9th Street, 5th Street, Pasadena
Avenue, and San Gabriel Avenue). Areas contiguous to east and west of these districts are zoned Foothill
Boulevard Corridor (FBC). The area surrounding the future APU/Citrus Gold Line Station is zoned:
Institution/School (INS), (Monrovia Nursery) Specific Plan, University District with subzones Mixed Use
(DU-MU) and Residential Medium (DU-RM), and Neighborhood General 3 (NG3).
The central focal point of the Azusa TOD Specific Plan area is the one-quarter-mile area surrounding the
new Azusa Downtown Gold Line Station. Included within this one-quarter -mile radius is the Azusa
downtown, characterized by newer and older buildings of various architectural styles, and also contains
the City’s most significant roadway corridors, Azusa Avenue (north-south) and Foothill Boulevard (eastwest). Street level uses along Foothill Boulevard are predominantly retail and service oriented. The Azusa
Avenue corridor includes restaurant, retail, commercial, and residential uses with few buildings
containing second stories.
To the southeast of the station is the City’s civic center, containing civic and public buildings, including
City Hall, the library, the police station, and a senior center. The existing Veteran’s Memorial Park is
located within this area. To the northwest is the existing Transit Village, consisting of the newer retail
(e.g., Target store) development, with single- and multi-family residences, and the historic Packing House
to the north and northeast. A number of vacant, City-owned parcels are also found within this area and
are located between 9th Street to the north, the existing rail line to the south, Dalton Avenue to the east,
and Azusa Avenue to the west.

Impact Sciences, Inc.
1029.004

4.9-4

Azusa TOD Specific Plan Draft EIR
July 2015

4.9 Land Use

The APU/Citrus Gold Line Station is located less than 1 mile east of the Azusa Downtown Gold Line
Station. APU’s West Campus is located southwest of the station, while Citrus Community College is
located southeast of the Station. Residential uses are located directly south of the station, between Palm
Drive and Citrus Avenue. The land located north, east, and west of the station is part of the Rosedale
Specific Plan, a master planned community. Residential uses have been constructed north and east of the
station, while the area west of the station remains in a graded state. The residences located west of the
station (south of the rail right of way) are not located within the Rosedale specific plan area.

4.9.2

REGULATORY FRAMEWORK

Federal
There are no federal statutes related to land use that would apply to the project.

State
Senate Bill 375
SB 375, adopted in 2008, represents the latest in a series of actions at the state level to address California’s
contributions to global climate change. Building on AB 32, SB 375 seeks to coordinate land use decisions
made at the local (city and county) level with regional transportation planning. By coordinating these
efforts, it is envisioned that vehicle congestion and travel can be reduced resulting in a corresponding
reduction in emissions. SB 375 directed CARB to set regional targets to reduce emissions; regional plans
are required to identify how they will meet these targets.
SB 375 has three major components:
•

Using the regional transportation planning process to achieve reductions in emissions consistent with
AB 32’s goals.

•

Offering CEQA incentives to encourage projects that are consistent with a regional plan that achieves
emissions reductions.

•

Coordinating the Regional Housing Needs Assessment (RHNA) process with the regional
transportation process while maintaining local authority over land use decisions.

Senate Bill 743
On September 27, 2013, Governor Brown signed Senate Bill (SB) 743. To further the state’s commitment to
the goals of SB 375 and AB 32, SB 743 adds Chapter 2.7, Modernization of Transportation Analysis for TransitOriented Infill Projects, to Division 13 (Section 21099) of the Public Resources Code. Key provisions of
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SB 743 include reforming aesthetics and parking California Environmental Quality Act (CEQA) analyses
for urban infill projects and eliminating the measurement of auto delay, including Level of Service (LOS),
as a metric that can be used for measuring traffic impacts in transit priority areas. SB 743 provides that,
“aesthetics and parking impacts of a residential, mixed-use residential, or employment center project on
an infill site within a transit priority area shall not be considered significant impacts on the environment.”
This means that, effective January 1, 2014, aesthetics and parking are no longer considered in determining
if a project has the potential to result in significant environmental effects provided a project meets all of
the following three criteria:
1.

The project is in a transit priority area; and

2.

The project is on an infill site; and

3.

The project is residential, mixed-use residential, or an employment center

SB 743 requires Office of Planning and Research (OPR) to develop revisions to the State CEQA Guidelines
establishing criteria for determining the significance of transportation impacts of projects within transit
priority areas that promote the “reduction of greenhouse gas emissions, the development of multimodal
transportation networks, and a diversity of land uses.” It also allows OPR to develop alternative metrics
outside of transit priority areas. The statute provides that, upon certification and adoption of the revised
State CEQA Guidelines by the Secretary of the Natural Resources Agency, “automobile delay, as described
solely by level of service or similar measures of vehicular capacity or traffic congestion shall not be
considered a significant impact on the environment pursuant” to CEQA. In other words, LOS generally
shall not be used as a significance threshold under CEQA. SB 743 states that in developing alternative
CEQA significance criteria for transportation, OPR can recommend potential metrics that include, but are
not limited to, vehicle miles traveled, vehicle miles traveled per capita, automobile trip generation rates,
or automobile trips generated. As required by SB 743, OPR released a preliminary discussion draft of
changes to the CEQA Guidelines addressing transportation impacts on August 6, 2014. These changes
would need to be adopted by the Secretary of the Natural Resources Agency and are anticipated to be
effective sometime in 2015/16.

Regional
Southern California Association of Governments Regional Comprehensive Plan
The Regional Comprehensive Plan (RCP) is an advisory plan prepared by the regional agency that
addresses important regional issues like housing, traffic/transportation, water, and air quality. In 2008
Southern California Association of Governments (SCAG) adopted its most recent RCP, which serves as
an advisory document to local agencies in the Southern California region for their information and
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voluntary use for preparing local plans and handling local issues of regional significance. The RCP
presents a vision of how Southern California can balance resource conservation, economic vitality, and
quality of life. The document identifies voluntary best practices to approach growth and infrastructure
challenges in an integrated and comprehensive way. It also includes goals and outcomes to measure
progress toward a more sustainable region.

SCAG Regional Transportation Plan/Sustainable Communities Strategy
In addition to the RCP, SCAG has prepared the 2012 Regional Transportation Plan (RTP) and Sustainable
Communities Strategy (SCS). The RTP/SCS is a federal and state mandated 20-year transportation plan
that envisions the future multi-modal transportation system for the region. In compliance with state and
federal requirements, SCAG prepares the Regional Transportation Improvement Program (RTIP) to
implement projects and programs listed in the RTP. Updated every other year, the RTIP contains a capital
listing of all transportation projects proposed for the region over a six-year period.

SCAG Compass Blueprint Growth Visioning Program
In 2001, SCAG started a regional visioning process (i.e., Southern California Compass) to develop a
strategy for regional growth that would accommodate growth while providing for livability, mobility,
prosperity, and sustainability. This process was spearheaded by the Growth Visioning Subcommittee,
which consists of civic leaders from throughout the region. The result is a shared “Growth Vision” for
Imperial, Los Angeles, Orange, Riverside, San Bernardino, and Ventura Counties. The Compass Blueprint
Growth Vision is a response, supported by a regional consensus, to the land use and transportation
challenges facing Southern California now and in the coming years. The Growth Vision is driven by four
key principles: mobility getting where we want to go; livability- creating positive communities;
prosperity- long-term health for the region; and sustainability- promoting efficient use of natural
resources. To realize these principles on the ground, the Growth Vision encourages:
•

focusing growth in existing and emerging centers and along major transportation corridors;

•

creating significant areas of mixed-use development and walkable communities;

•

targeting growth around existing and planned transit stations; and

•

preserving existing open space and stable residential areas.

Creating a shared regional vision is an effective way to begin addressing issues such as congestion and
housing availability that may threaten the region’s livability. The Compass Blueprint strategy promotes a
stronger link between region-wide transportation and land use planning and encourages creative,
forward-thinking, and sustainable development solutions that fit local needs and support shared regional
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values. In the short-term, SCAG’s growth visioning process has found common ground in a preferred
vision for growth and has incorporated it into immediate housing allocation and transportation planning
decisions. In the long-term, the Growth Vision is a framework that will help local jurisdictions address
growth management cooperatively and will help coordinate regional land use and transportation
planning. The result of this growth visioning effort is SCAG’s Growth Vision Report (GVR).
The Growth Vision Report presents the comprehensive Growth Vision for the six-county SCAG region as
well as the achievements of the Compass process. It details the evolution of the draft vision, from the
study of emerging growth trends to the effects of different growth patterns on transportation systems,
land consumption, and other factors. The Growth Vision Report concludes with a series of
implementation steps – including tools for each guiding principle and overarching implementation
strategies – that will guide Southern California toward its envisioned future.

San Gabriel Valley Council of Governments
SCAG has 14 sub-regional organizations; The City of Azusa is a member agency of the San Gabriel Valley
Council of Governments (SGVCOG). The SGVCOG consists of 31 incorporated cities, the unincorporated
communities in Los Angeles County Supervisorial Districts 1, 4, and 5, and one seat for each of the three
San Gabriel Valley Municipal Water Districts (San Gabriel Valley Municipal Water District, Three Valleys
Municipal Water District, and Upper San Gabriel Valley Municipal Water District). The SGVCOG is the
largest and most diverse sub-regional council of governments in Los Angeles County. It encompasses
more than 374 square miles and has more than 2 million residents.
The SGVCOG was formed for the following broad purposes, among others:
•

Serve as an advocate in representing the Members of the Council at the regional, state and federal
levels on issues of importance to the San Gabriel Valley;

•

Serve as a forum for the review, consideration, study, development and recommendation of public
policies and plans with regional significance;

•

Explore practical avenues for voluntary intergovernmental cooperation, coordination and action in
the interest of local public welfare and improving the administration of governmental services;

•

Assist in coordinating sub-regional planning efforts and in resolving conflicts among the cities and
unincorporated areas in the San Gabriel Valley as they work toward achieving planning goals;

•

Build a consensus among the Members on the implementation of policies and programs for
addressing sub-regional and regional issues; and

•

Serve as a mechanism for obtaining state, federal, and regional grants to assist in financing the
expenditures of the Council.
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Local
City of Azusa General Plan
The City’s General Plan is the primary policy document for guiding land use decision making and
outlines the City’s visions and policies, giving direction to growth and development in the City. In
addition, it outlines the programs that were developed to accomplish the goals and policies of the
General Plan. The General Plan is organized into three key themes: The Built Environment, Economy and
Community, and Natural Environment. The General Plan includes the following Vision and Values
statements:
•

Nature: We will protect our unique environment by restoring our river, canyon, and foothill areas
and pursuing a greener and more sustainable relationship with nature throughout Azusa.

•

Neighborhoods: We will preserve our small town atmosphere with a community fabric of healthy
and welcoming neighborhoods.

•

Commerce: We will support economic vitality by creating and supporting mixed-use districts for
workplaces and stores to flourish.

•

Mobility: We will put people first by calming traffic, improving connections, and encouraging
walking, biking and public transit.

•

Families: We will sustain our human connections with active support for the environments and
institutions that strengthen family life.

•

Learning: We will provide citizens of all ages with opportunities to advance through education.

•

History: We will respect the legacy left us through the six thousand years that people have called
Azusa home.

•

Participation: We will continue to actively engage the citizens of Azusa to plan the future of their
community.

Azusa General Plan Themes
The Built Environment
•

City Design establishes policies for land use and urban design at the citywide scale.
−

Land Use establishes land use classifications and governs scale and intensity of development.

−

Urban Form guides public and private design standards.

•

Mobility integrates the full range of transportation choices with land uses.

•

Housing spells out the City’s approach to accommodating a full range of opportunities for people to
make their home in Azusa. This Element fully incorporates the policies from the Housing Element
adopted by the City Council and approved by the State of California in 2001.
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•

Historical and Cultural Resources seeks to preserve Azusa’s historic and cultural resources through
adaptive reuse.

•

Infrastructure ensures sound planning for utility and other public services including water,
electricity, storm drains, sewers, etc.

Economy and Community
•

Economic Development promotes a balanced and prosperous climate for compatible business
activity and jobs.

•

Public Services covers the protection of public health and safety, assisting individuals and families in
need and promoting life-long learning.

Natural Environment
•

Open Space and Biological Resources outlines sustainable management of our natural resources.

•

Geological Hazards establishes prudent protections against natural forces including earthquakes,
landslides, and flood.

•

Mineral Resources seeks improved management of existing mining operations as well as timely
reclamation of blighted landscapes.

•

Air Quality provides local measures to improve air quality.

•

Noise details ways to reduce or mitigate noise pollution.

Azusa General Plan Policies
The Land Use and Urban Form policies included in the General Plan that are pertinent to the project are
included below.
Land Use Policies:
Policy 1.1

Establish the urban form of neighborhoods, corridors, districts,
and recreation/open space as shown on Urban Form Diagram.

Policy 1.2

Establish land use designations and appropriate density
standards and development standards to:

Impact Sciences, Inc.
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•

Ensure a balance of land uses; and

•

Enhance the City’s long-term economic and fiscal well-being,
including housing units of all types and prices; retail and
commercial uses; employment generating industrial
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businesses; recreational facilities; governmental services;
utilities and infrastructure; institutional and religious; and
open space as defined in the General Plan.
Policy 2.4

Preserve

and

protect

established,

stable

residential

neighborhoods.
Policy 2.5

Enhance neighborhoods by adding traditional elements such as
pedestrian oriented, street lighting, street trees, landscaped
parkways, traffic calming measures, and neighborhood centers.

Policy 2.6

Permit and, as appropriate, encourage the rebuilding of
neighborhoods that have areas damaged by poor development,
poor maintenance, and rapid resident turnover in an effort to
restore stability and rebuild neighborhood character.

Policy 2.8

Accommodate the development of multi-family housing along
the corridors, and as mixed-use along the corridors and districint
in accordance with the land use classification table (Table CD-2)
included in the General Plan.

Policy 2.9

Require both single-family residential and multi-family units
and sites be designed to convey a high level of quality and
character,

and

reflect

and

complement

surrounding

neighborhood character. This includes, but is not limited to:
•

Impact Sciences, Inc.
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Single-family and multi-family
o

Using “living space forward” design concepts;

o

Modulation and building elevation articulation
and masses (avoiding undifferentiated “boxlike
structures”);

o

Incorporating well-defined roof lines;

o

Using extensive site landscape to complement
the architectural design of the structure; and

o

Minimizing the amount and width of paving in
front and side yards for driveway and garage
access.
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•

Policy 2.10

Multi-family
o

Conveying the visual character of individual
units rather than a singular building mass and
volume for multi-family structures

o

Including separate, well-defined entries for each
residential unit;

o

Locate the first occupiable floor at or near the
predominate
grade
elevation,
ensure
subterranean parking facilities are not visible
from the street frontage and

o

Siting and design of parking areas and facilities
to be integrated with and not dominate the
architectural character of the structure.

Require new residential development in existing traditional
residential neighborhoods to be compatible with existing
structures, including the:

Policy 2.11

•

Maintenance of predominant existing front yard setback;

•

Use of complementary building materials, color, and forms,
while allowing for flexibility for distinguished design
solutions.

Require the design of new residential developments to include
the following:
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•

greenbelts, sidewalks, landscaped parkways, parks,
recreation amenities, and other community amenities;

•

minimizing the width of streets to encourage pedestrian
activity and to slow traffic, as appropriate;

•

potentially, include well designed and lighted alleys to
minimize the dominance of garages along street frontage;

•

siting of development to avoid disturbances of sensitive areas
and maintain important environmental resources, including
topographical formations and habitat; and

•

accommodate the development of recreational, community
meeting, educational, and day care facilities in all residential
areas, provided that they are compatible with the intended
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residential function and character of the neighborhood, and
subject to City review and approval.
Policy 3.1

Strengthen the four corridors (Azusa Avenue South, San Gabriel
Avenue, Foothill Boulevard, and Arrow Highway) through:
•

encouraging mixed-use development where commercial and
retail uses are located on the lower floor and residential units
are located on upper floors in individual buildings

•

encouraging infill residential development in a mixed-use or
“single-use” setting;

•

encouraging the recycling of marginal “stand alone”
commercial uses into mixed-use setting and infill residential
uses; and

•

when planning for the narrowing of San Gabriel Avenue,
consider the right-of-way needs for the Golden Days parade.

The corridors’ character should be strengthened according to
their predominate character:

Impact Sciences, Inc.
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•

San Gabriel Avenue – shall be predominately residential with
“stand along” single and multi-family homes; some
supportive smaller scale commercial (neighborhood serving
retail, restaurants etc.) uses in “stand along” or mixed-use
structures; and a narrowing of the street through the possible
use of landscaped medians and widened landscaped
parkways;

•

Azusa Avenue (South) – shall be predominantly commercial
uses in mixed-use setting nearby Downtown and near the
freeway and transitioning to predominately residential uses
in both mixed-use and single use structures farther south;

•

Foothill Boulevard (west of Downtown) — should be
predominately residential character with housing occurring
in both stand alone and in mixed-use settings. Foothill
Boulevard (between Downtown and the University
District)—shall be predominately commercial with the
inclusion of housing as mixed use.

•

Arrow Highway – shall be a mix of residential and
commercial uses in single use structures as well as mixed-use
structures. Heightened design awareness is necessary, given
this corridor is the southern edge of the City.
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Policy 3.2

Multifamily and mixed-use units and sites are designed to
convey a high level of quality and character, and reflect and
complement

surrounding

neighborhood

character.

This

includes, but is not limited to:

Policy 3.3

•

using “living space forward” design concepts;

•

modulation and building elevation articulation and masses
(avoiding undifferentiated “boxlike structures”);

•

incorporating well-defined roof lines;

•

using extensive site landscape
architectural design of the structure;

•

conveying the visual character of individual units rather than
a singular building mass and volume for multifamily
structures;

•

including separate, well-defined entries for each residential
unit;

•

locating the first occupied floor at or near the predominate
grade elevation, ensure subterranean parking facilities are not
visible from the street frontage; and

•

siting and design of parking areas and facilities to be
integrated with and not dominate the architectural character
of the structure.

to

complement

the

Require new developments to provide for on-street landscaping,
landscaped parkways, and other streetscape as specific in the
Urban Form Element and Development Code.

Policy 4.4

Encourage tax generating uses that are active each day of the
week in the Downtown District.

Policy 5.2

Require new mixed-use and infill residential uses to be designed
and developed to achieve a high level of quality, distinctive
character, and compatibility with existing uses along and
adjacent to the corridors and located behind the corridors, and
developed in accordance with the Urban Form Element and the
Development Code.
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Policy 5.3

Require that mixed-use structures be sited and designed to
enhance pedestrian activity along the sidewalks, including but
not limited to:

Policy 5.4

•

incorporating uses in the first floor along the street frontage
that stimulate pedestrian activity, encouraging professional
offices and other similar uses to be located in the rear or
above the first floor;

•

siting the linear frontage of the building along the front
property line to maintain a “building wall” character, except
for areas contiguous with the structure used for outdoor
dining or courtyards; incorporating landscaping that visually
distinguishes the site or structure (planters, window boxes,
etc.);

•

incorporating arcades, courtyards, and other recesses along
the street elevation to provide visual relief and interest;

•

extensive articulation of building façade and use of multiple
building volumes and planes;

•

using rooflines and height variations to break up the massing
and provide visual interest.

Encourage building elevations above the second floor to be set
back from the street facing facade to minimize the impact of
height and bulk on abutting sidewalks and streets.

Policy 5.5

Require mixed-use structures are designed to mitigate potential
conflict between commercial and residential uses (e.g. noise,
light, security, and vehicular access) and provide adequate
amenities for residential occupants (e.g. on site open space and
recreational amenities.)

Policy 5.7

Require all new development and encourage the remodeling of
existing development to provide the maximum window
exposure and minimize “blank wall” exposure to the sidewalk
and street.

Policy 6.3

Require rooflines and building elevations to be visually
attractive from all vantage points.
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Policy 7.5

Permit, where appropriate, greenbelts, trail connections, and
landscaped open space as secondary uses in and/or along flood
control channels and storm drainage right-of-ways.

Policy 10.1

Require the consideration and mitigation of noise, light,
vehicular, and other impacts on residential properties in the
design of commercial and industrial development.

Policy 10.2

Require on-site lighting of institutional, commercial, and
industrial uses be constructed or located so that only the
intended area is illuminated, off -site glare is minimized, and
adequate safety is provided.

Policy 11.3

Require all developments including renovations and adaptive
reuse of existing structures (except historically signify cant
buildings) be designed to provide adequate space for access,
parking, supporting functions, open space, and other pertinent
elements.

Urban Form Policies:
Policy 4.3

Continue the underground overhead utilities.

Policy 4.4

Require signage to be designed considering the scale and
materials of adjacent buildings, the desired character of the
neighborhood, district, or corridor where the site is located, and
pedestrian orientation.

Policy 5.1

Encourage new residential projects to be built in a form and
scale compatible with and appropriate to their surroundings.

Policy 6.1

Encourage front doors and public living spaces of buildings to
be located toward the street and garages to be located toward
the rear of lots.

Policy 7.1

Enable the clustering of appropriate nonresidential uses onto
sites accessible on foot by residents of the City.
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Policy 8.1

Support the development of multiple housing types in corridors
and the districts, require high quality design, construction
methods, materials, and maintenance.

Policy 9.1

Improve the character of streets through landscape standards
that govern private property facing public right-of-ways.

Policy 10.6

Encourage pedestrian-oriented streetscape, plazas, and courts
throughout districts.

City of Azusa Development Code
The City of Azusa Development Code carries out the policies of the Azusa General Plan by regulating
development and land uses within the City, consistent with the General Plan. The Development Code
was adopted to protect and to promote the public health, safety, comfort, convenience, prosperity, and
general welfare of residents, and businesses in the City. More specifically, the purposes of the
Development Code are to:
A. Provide standards for the continuing orderly growth and development of the City that will assist in
enhancing and maintaining distinct community identity, and contribute to the health and well-being
of residents;
B. Create a comprehensive and stable pattern of development and land uses upon which to plan
transportation, water supply, sewerage, energy, and other public facilities and utilities;
C. Ensure that proposed development is of human scale, pedestrian-oriented, energy conserving, and is
designed to create attractive streetscapes and pedestrian spaces;
D. Minimize automobile congestion through pedestrian-oriented development, compact community
form, safe and effective traffic circulation, and adequate parking facilities; and
E. Ensure compatibility between different types of development and land uses.
The Development Code was enacted based on the authority vested in the City of Azusa by the State of
California, including but not limited to: the State Constitution; the Planning and Zoning Law
(Government Code Sections 65000 et seq.); and the California Environmental Quality Act (Public
Resources Code Sections 21000 et seq.).
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4.9.3

ENVIRONMENTAL IMPACTS

Thresholds of Significance
The following thresholds for determining the significance of impacts related to land use are contained in
the environmental checklist form contained in Appendix G of the most recent update of the State CEQA
Statutes and Guidelines. Adoption and/or implementation of the Azusa TOD Specific Plan could result in
significant adverse impacts to existing land uses if any of the following could occur:
Threshold LU-1

Would the project physically divide an established community?

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 coastal program or zoning
ordinance)

adopted

for

the

purpose

of

avoiding

or

mitigating

an

environmental effect?
Threshold LU-3

Would the project conflict with any applicable habitat conservation plan or
natural community conservation plan?

Environmental Effects Found Not To Be Significant
As to Threshold LU-3, a less than significant impact or no impact was determined in the Initial Study
(Appendix 1.0) and therefore this threshold is not evaluated in this section. See Section 7.0, Effects
Found Not To Be Significant, for a discussion of this environmental effect, as well as others, that were
found not to be significant and are, therefore, not evaluated in detail in this EIR. The remaining threshold
is evaluated below.

Impacts Analysis
Azusa TOD Specific Plan Area
As discussed in Section 2.0 - Land Use and Urban Form of the Azusa TOD Specific Plan, the Specific Plan
organizes land uses into six unique districts: the Gold Line District, the Downtown District, the
Downtown Expansion District, the Route 66 District, the Transition District, and the Civic District.
District boundaries are shown in Figure 4.9-3, Azusa TOD Specific Plan Area Districts Map. The
geographic arrangement of the districts reflects their relationship to downtown Azusa, the City’s civic
core, the Foothill Boulevard corridor, and the Azusa Downtown and APU/Citrus College Gold Line
Stations. Also included in the project area are areas that would undergo no change in land use
designation or zoning (Refer to Figure 4.9-3).
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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 a
hybrid (i.e., mixed use) zoning approach where the desired activities and building forms dictate what is
conditionally allowed and what is not allowed. A full description of each Azusa TOD Specific Plan
District is provided below.
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Gold Line District
The Gold Line District’s primary land uses would include mixed-use, retail, office, public parking,
restaurants, live-work, and public facilities. New mixed-use developments reflecting the character of
Azusa would cater to the pedestrian by incorporating an active and articulated front façade and increased
intensity, while allowing for the greatest building heights within the specific plan area. Coffeehouses,
retail shops, and cafés with outdoor dining would be located at street-level along Azusa Avenue,
enlivening the district environment and providing commuters and residents access to early morning
coffee and after work dining opportunities. Structured parking, located above ground and hidden from
public view, would provide commuters a safe place to park their vehicles and will provide convenient
access to the nearby Azusa Downtown Gold Line Station.

Downtown District
The Downtown District’s primary land uses would include mixed-use residential, retail, office,
restaurants, and public facilities. Capitalizing on the expanded pedestrian activity from the Azusa
Downtown Gold Line Station, new outdoor dining, retail, and commercial businesses would be
juxtaposed next to wide, pedestrian-friendly sidewalks, enlivening the pedestrian environment and
supporting day and nighttime activity within the district. Unique, historic qualities of the Downtown
would be complemented by new mixed-use developments that remain appropriately scaled to accentuate
the quaint nature of downtown through second- and third-story setbacks. Public realm amenities
incorporated throughout the district, such as plazas and paseos, would contribute to and enhance the
overall active and walkable environment of the Downtown District. The close proximity of the district to
the Azusa Downtown Gold Line Station would provide visitors and residents of nearby communities
with ease of access to downtown shops and services without the need for an automobile.

Downtown Expansion District
The Downtown Expansion District’s primary land uses would include mixed-use, retail, office, standalone residential (townhomes and walkups), and public facilities. The Downtown Expansion District
would extend and complement the adjacent Downtown District environment by including new
residential, retail, and office land uses while transitioning new development to enhance inter-district
connectivity to the Route 66 and Civic Districts. Two- and three-story, mixed-use buildings along
Alameda Avenue, Dalton Avenue, and San Gabriel Avenue would afford residents the opportunity to
live within short walking distances of coffeehouses, restaurants, shops, and the Azusa Downtown Gold
Line Station. Local, neighborhood-serving businesses within the Downtown Expansion District would
cater to the everyday needs of residents, with office spaces expanding future business and job
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opportunities for Azusa residents. Extension of the Downtown District landscaping, streetscape
amenities, and wide sidewalks into the Downtown Expansion District would provide additional layers of
visual and physical linkages between the adjacent districts, facilitating direct, safe, and convenient
pedestrian access to the Azusa Downtown Gold Line Station. While similar to the Downtown District in
character, the Downtown Expansion District would alternatively allow for standalone residential and
appropriately scaled live-work and mixed-use developments that would be oriented to provide local,
neighborhood services, and convenient access to the Azusa Downtown Gold Line Station.

Route 66 District
The Route 66 District’s primary land uses include retail, professional office, single-family residential (not
fronting Foothill Boulevard or Alosta Avenue), multi-family residential, live-work, motel/hotel, and
public facilities. While balancing the requirements of the automobile with the needs of the pedestrian,
new development in this district would front onto Foothill Boulevard and Alosta Avenue, creating an
active street environment with connections into adjacent districts within the specific plan area. Thematic,
1950s-style diners and drive-thru restaurants, retail shops, and opportunities for new hospitality uses
would populate Route 66, creating a fun and inviting environment for all ages. Standalone residences
would be sited off of Foothill Boulevard, allowing for appropriate buffering into adjacent neighborhood
areas. Quirky, customized business signage within the Route 66 District would create vibrant and
colorful landmarks, paying homage to the historic route. Incentives would encourage developers and
businesses to incorporate Route 66-themed public art and signage along the Foothill Boulevard and
Alosta Avenue street frontages, creating a unique atmosphere and identity within the Route 66 District.

Transition District
The Transition District’s primary land uses include professional office, specialty market, single-family
residential, multifamily residential, and live-work. The Transition District would maintain a residentiallyoriented environment that provides an appropriately scaled buffer for existing single-family residential
neighborhoods, adjacent to areas of higher intensity within the specific plan area. Professional office and
creative studio cottages would repurpose existing single-family residences, maintaining the residential
character of the district, while creating new job opportunities within the community. New, detached
courtyard and attached townhome residential developments would enhance the housing variety within
the City and enable convenient access to dining, service, retail, and public transit. A Neighborhood
Market/Food Hall Overlay to the historic Packing House, at the corner of 9th Street and Soldano Avenue,
would allow for a neighborhood specialty market and food hall, creating a regional destination for
unique and healthy foods, as well as a local gathering space that facilitates community interaction. Bicycle
lanes and streetscape improvements within the district would enhance pedestrian and bicycle mobility
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and create a pleasant and enjoyable experience when traveling to the historic Packing House, the Azusa
Downtown Gold Line Station, or nearby districts.

Civic District
The Civic District’s primary land uses include public facilities and park/open space (including outdoor
amphitheater). Limited changes to the City’s Development Code would ensure that any new
development remains both physically and visually complementary to the existing City Hall, library,
senior center, police station, and other public buildings. Veteran’s Freedom Park and other open spaces
within the Civic District would provide opportunities for expanding active recreation and outdoor
community events. New and/or expanded memorials for community veterans would further the
importance of the Civic District as a symbolic focal point of Azusa. Enhancing pedestrian connections to
the Azusa Downtown Gold Line Station and adjacent Gold Line District, through the incorporation of a
new welcome plaza, would enrich the overall character and sense of place representing the Azusa
community.

Areas of No Change
In some instances, only beautification and street improvements to the corridors are proposed. In these
instances, the street right-of-way would be subject to the streetscape improvement standards identified in
Section 3 - Mobility, Complete Streets, and Streetscape Improvements of the Specific Plan and zoning and
land use would remain guided by existing underlying development/zoning criteria. Refer to Figure 4.9-1,
Azusa TOD Specific Plan Area Districts Map for locations of Areas of No Change.
Threshold LU-1

Would the project physically divide an established community?

The Azusa TOD Specific Plan area is approximately 90 percent developed, exclusive of open space, parks,
and recreational facilities. Future development under Azusa TOD Specific Plan would primarily consist
of infill and redevelopment. Short-term construction related impacts could result from disturbances due
to construction equipment; these impacts are discussed under other impact categories (e.g., Aesthetics,
Air Quality, Greenhouse Gas Emissions, Noise, and Traffic and Transportation).As discussed in Section
3.0, Project Description and Section 1.0 – Introduction, of the Specific Pplan, The project has taken a
focused development strategy that would implement the policies and vision of the Azusa TOD Specific
Plan, promote infill and compact development, and link Azusa’s distinctive districts with public realm
improvements including landscaping and urban furnishing elements. Further, the project includes
additional objectives to strengthen, beautify, and improve the City’s corridors and gateways as well as
reducing automobile usage while creating an efficient mobility network that includes a range of travel
modes including transit, bicycle, and pedestrian improvements. Specifically, under buildout of the
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Specific Plan, Azusa Avenue would be reconfigured from a one-way northbound secondary arterial to a
two-way secondary arterial with one southbound and one northbound vehicle travel lane and parallel
and angled parking. San Gabriel Avenue would be modified from a four lane one-way southbound
collector street to a two-way north and southbound roadway with bicycle lanes and parallel parking.
These changes to the existing Azusa Avenue and San Gabriel Avenue Couplet would slow vehicular
traffic along these two roadways and create an environment more conducive to pedestrian and bicyclist
use. Thus, the reconfiguration of the one-way couplet into two two-way roadways would create a more
cohesive environment and enable bicyclists and pedestrians to easily access the business along each
roadway.
In addition, the Specific Plan includes mixed-use and “good neighbor” standards (Section 2.0 – Land Use
and Urban Form), which aim to minimize visual divisions between existing and new development and to
ensure future projects do not overshadow and instead complement the existing shops, restaurants, and
residential and civic uses located in the specific plan area. These standards include; constructing future
development in a manner that reduces glare, noise, shadow, light, and odor between commercial and
residential uses, using landscapes to create a buffer to establish privacy between properties, placing noise
generating equipment (e.g., air conditioning and refrigeration units, fans, etc.) away from residential
units, requiring setbacks for future projects located adjacent to low or medium density uses, and require
exterior lighting sources to be shielded in a manner that prevents a direct line between its luminary and
properties zoned low or medium density. Further, as all future projects in the specific plan area would be
evaluated at a project-specific level, implementation of the Azusa TOD Specific Plan would not physically
divide an established community and would result in less than significant impact.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be 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 coastal program, or zoning
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ordinance)

adopted

for

the

purpose

of

avoiding

or

mitigating

an

environmental effect?
The General Plan land use designations within the specific plan area are included above under Environmental
Setting. No changes to the General Plan land use designations are necessary for the project. 1

Local Land Use Consistency
City of Azusa General Plan
The project is a specific plan that would govern development in the project area. To approve the
development of the project area as proposed, the City of Azusa must adopt the Specific Plan. By adopting
the Specific Plan, the City of Azusa would also be adopting the anticipated development associated with
the project. Development under the Specific Plan and its elements would be consistent with the City of
Azusa General Plan. Table 4.9-3, General Plan Goals and Policies, includes the goals and policies
included in the General Plan and pertinent to the project.
The Azusa TOD Specific Plan would function as a regulatory document which supersedes the
Development Code within the Specific Plan boundary. In cases where the Specific Plan conflicts with the
Development Code, the Specific Plan would take precedence. Where the Specific Plan is silent on a
topic(s), the Development Code would remain in force.
As shown in Table 4.9-3, the project would be consistent with the goals and policies identified above.
Therefore, impacts at the local level would be less than significant.

1

The Azusa TOD Specific Plan is consistent with the General Plan and provides for more precise implementation
of goals, objectives, and policies outlined within the General Plan.
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Table 4.9-3
General Plan Policies
Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
The Built Environment: Land Use Policies
Policy 1.1: Establish the urban form of neighborhoods, corridors,
districts, and recreation/open space as shown on Urban Form
Diagram.

Consistent. The adoption of the Azusa TOD Specific Plan
would function as an update to the City’s General Plan and
Development Code, pursuant to Section 65450 et seq. of the
California Government Code. The Specific Plan would
update the allowed land uses and zoning within the plan
area and continue to implement the goals and policies of
the General Plan.

Policy 1.2: Establish land use designations and appropriate density
standards and development standards to:

Consistent. Proposed development would be appropriately
scaled to preserve the City’s existing residential
neighborhoods. In addition, the Specific Plan includes a
variety of permitted land uses and policies to attract
economic investment.

•

Ensure a balance of land uses; and

•

Enhance the City’s long-term economic and fiscal well-being,
including housing units of all types and prices; retail and
commercial uses; employment generating industrial businesses;
recreational facilities; governmental services; utilities and
infrastructure; institutional and religious; and open space as
defined in the General Plan

Policy 2.4: Preserve and protect established, stable residential
neighborhoods

Consistent. Proposed development would be appropriately
scaled to preserve the City’s existing residential
neighborhoods.

Policy 2.5: Enhance neighborhoods by adding traditional elements
such as pedestrian oriented, street lighting, street trees, landscaped
parkways, traffic calming measures, and neighborhood centers.

Consistent. Implementation of the Azusa TOD Specific Plan
would result in public improvements throughout the
specific plan area, including pedestrian linkages, plazas
and paseos, street lighting and trees, traffic calming
measures, and the establishment of neighborhood centers.
The Azusa TOD Specific Plan includes strategies to calm
traffic and make streets more pedestrian and bicycle
friendly, including widening sidewalks, narrowing vehicle
lanes, installing paved crosswalks, installing flashing lights
along crosswalks, installing bulb-outs, and installing bike
lanes and sharrows.

Policy 2.6: Permit and, as appropriate, encourage the rebuilding of
neighborhoods that have areas damaged by poor development, poor
maintenance, and rapid resident turnover in an effort to restore
stability and rebuild neighborhood character.

Consistent. Through zoning and land use regulations the
Specific Plan encourages market-driven revitalization and
investment, while also maintaining historic structures to
retain the City’s existing historic character.

Policy 2.8: Accommodate the development of multifamily housing
along the corridors, and as mixed use along the corridors and
districts in accordance with Table CD-2.

Consistent. The development of 840 multi-family units
would be permitted under buildout of the Azusa TOD
Specific Plan. Multi-family units would be included in
mixed-use buildings.
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Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 2.9: Require both single-family residential and multi-family
units and sites be designed to convey a high level of quality and
character, and reflect and complement surrounding neighborhood
character. This includes, but is not limited to:

•

•

Single-family and multi-family

•

Using “living space forward” design concepts;

•

Modulation and building elevation articulation and
masses
(avoiding
undifferentiated
“boxlike
structures”);

•

Incorporating well-defined roof lines;

•

Using extensive site landscape to complement the
architectural design of the structure; and

•

Minimizing the amount and width of paving in front
and side yards for driveway and garage access

Consistent. The Specific Plan’s development standards and
design guidelines would enhance architectural quality,
improve the overall identity of the specific plan area, and
enrich the quality of life through the built environment.

Multi-family
•

Conveying the visual character of individual units
rather than a singular building mass and volume for
multi-family structures

•

Including separate, well-defined entries for each
residential unit;

•

Locate the first occupiable floor at or near the
predominate grade elevation, ensure subterranean
parking facilities are not visible from the street
frontage and

•

Siting and design of parking areas and facilities to be
integrated with and not dominate the architectural
character of the structure.

Policy 2.10: Require new residential development in existing
traditional residential neighborhoods to be compatible with existing
structures, including the:
•

Maintenance of predominant existing front yard setback;

•

Use of complementary building materials, color, and forms,
while allowing for flexibility for distinguished design solutions.

Policy 2.11: Require the design of new residential developments to
include the following:
•

greenbelts, sidewalks, landscaped parkways, parks,
recreation amenities, and other community amenities;

•

minimizing the width of streets to encourage
pedestrian activity and to slow traffic, as appropriate;

•

potentially, include well designed and lighted alleys
to minimize the dominance of garages along street
frontage;

•

siting of development to avoid disturbances of
sensitive
areas
and
maintain
important
environmental resources, including topographical
formations and habitat; and

•

accommodate the development of recreational,
community meeting, educational, and day care
facilities in all residential areas, provided that they
are compatible with the intended residential function
and character of the neighborhood, and subject to
City review and approval.
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Consistent. The Specific Plan recommends good neighbor
policies, such as setbacks, landscaping, and screening
requirements, to minimize nuisances imposed on
residential areas.

Consistent. Future residential development would
incorporate the Azusa TOD Specific Plan’s Guiding
Principles, including design guidelines which encourage
pedestrian linkages, emphasize streetscape and landscape
improvements to encourage walking, bicycling, and transit
use, and 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.
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General Plan Policies

Statement of Consistency,
Non-Consistency, or Not Applicable

Policy 2.12: Allow for the development of housing types intended to
meet the special needs of senior citizens, the physically challenged,
and low and moderate income households provided that the units
are designed to be compatible with adjacent residential structures.

Consistent. Future residential development permitted
under the Specific Plan could include various multi-family
developments including senior housing and moderate to
low income housing.

Policy 3.1: Strengthen the four corridors (Azusa Avenue South, San
Gabriel Avenue, Foothill Boulevard, and Arrow Highway) through:

Consistent. The Specific Plan encourages the development
of mixed-use structures (where appropriate), infill
development, and the reconfiguration of the Azusa Avenue
and San Gabriel Avenue Couplet to encourage future
market-driven revitalization and investment.

•

encouraging
mixed-use
development
where
commercial and retail uses are located on the lower
floor and residential units are located on upper floors
in individual buildings (see Land Use Diagram and
Regulating Plan);

•

encouraging infill residential development in a
mixed-use or “single use” setting;

•

encouraging the recycling of marginal “stand alone”
commercial uses into mixed-use settings and infill
residential uses; and

•

when planning for the narrowing of San Gabriel
Avenue, consider the right-of-way needs for the
Golden Days Parade.

•

The corridors’ character should be strengthened
according to their predominate character:

•

San Gabriel Avenue – shall be predominately
residential with “stand alone” single and multifamily
homes; some supportive, smaller scale commercial
(neighborhood serving retail, restaurants, etc.) uses in
“stand alone” or mixed-use structures; and a
narrowing of the street through the possible use of
landscaped medians and widened landscaped
parkways;

•

Azusa Avenue (South) – shall be predominantly
commercial uses in mixed-use setting nearby
Downtown and near the freeway and transitioning to
predominately residential uses in both mixed-use and
single use structures farther south;

•

Foothill Boulevard (west of Downtown)— should be
predominately residential character with housing
occurring in both stand alone and in mixed-use
settings. Foothill Boulevard (between Downtown and
the University District)—shall be predominately
commercial with the inclusion of housing as mixed
use.

•

Arrow Highway – shall be a mix of residential and
commercial uses in single use structures as well as
mixed-use structures. Heightened design awareness
is necessary, given this corridor is the southern edge
of the City.
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Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 3.2: Multifamily and mixed-use units and sites are designed to
convey a high level of quality and character, and reflect and
complement surrounding neighborhood character. This includes, but
is not limited to:
•

using “living space forward” design concepts;

•

modulation and building elevation articulation and
masses
(avoiding
undifferentiated
“boxlike
structures”);

•

incorporating well-defined roof lines;

•

using extensive site landscape to complement the
architectural design of the structure;

•

conveying the visual character of individual units
rather than a singular building mass and volume for
multifamily structures;

•

including separate, well-defined entries for each
residential unit;

•

locating the first occupied floor at or near the
predominate grade elevation, ensure subterranean
parking facilities are not visible from the street
frontage; and

•

siting and design of parking areas and facilities to be
integrated with and not dominate the architectural
character of the structure.

Consistent. Design guidelines and development standards
in the Specific Plan provide direction for future
development within each district to reinforce the individual
district’s desired development pattern, character, and
image while maintaining the City’s existing historic
character.

Policy 3.1: Require new developments to provide for on-street
landscaping, landscaped parkways, and other streetscape as specific
in the Urban Form Element and Development Code

Consistent. Under the Specific Plan, future development
would be required to include landscape and streetscape
improvements to the project site.

Policy 4.4: Encourage tax generating uses that are active each day of
the week in the Downtown District

Consistent. Future development located within the specific
plan area would include commercial, lodging, residential
and office spaces uses, all of which would generate tax
revenue.

Policy 5.2: Require new mixed-use and infill residential uses to be
designed and developed to achieve a high level of quality, distinctive
character, and compatibility with existing uses along and adjacent to
the corridors and located behind the corridors, and developed in
accordance with the Urban Form Element and the Development
Code.

Consistent. Design guidelines and development standards
in the Specific Plan provide direction for future
development within each district to reinforce the individual
district’s desired development pattern, character, and
image while maintaining the City’s existing historic
character.

Policy 5.3: Require that mixed-use structures be sited and designed
to enhance pedestrian activity along the sidewalks, including but not
limited to:

Consistent. Implementation of the Azusa TOD Specific Plan
would result in public improvements throughout the
specific plan area, including pedestrian linkages, plazas
and paseos, and would make streets more pedestrian
friendly, including widening sidewalks, narrowing vehicle
lanes, installing paved crosswalks, installing flashing lights
along crosswalks, and installing bulb-outs.

•

incorporating uses in the first floor along the street frontage that
stimulate pedestrian activity, encouraging professional offices
and other similar uses to be located in the rear or above the first
floor;

•

siting the linear frontage of the building along the front
property line to maintain a “building wall” character, except for
areas contiguous with the structure used for outdoor dining or
courtyards;
incorporating
landscaping
that
visually
distinguishes the site or structure (planters, window boxes,
etc.);

•

incorporating arcades, courtyards, and other recesses along the
street elevation to provide visual relief and interest;

•

extensive articulation of building façade and use of multiple
building volumes and planes;

•

using rooflines and height variations to break up the massing
and provide visual interest;
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Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 5.4: Encourage building elevations above the second floor to
be set back from the street facing facade to minimize the impact of
height and bulk on abutting sidewalks and streets.

Consistent. Under the Azusa TOD Specific Plan, design
guidelines (e.g., Good Neighbor/Buffer Standards) would
be implemented to ensure future developments’ building
form, massing and height would not result in significant
visual impacts to existing development.

Policy 5.5: Require mixed-use structures are designed to mitigate
potential conflict between commercial and residential uses (e.g.
noise, light, security, and vehicular access) and provide adequate
amenities for residential occupants (e.g. on site open space and
recreational amenities.)

Consistent. Future development under the Azusa TOD
Specific Plan would be subject to the Good Neighbor/Buffer
Standard which requires all exterior lighting shall be
focused internally within the property to decrease light
pollution onto abutting residential properties. Outdoor
lighting shall be shielded in a manner that prevents a direct
line between its luminary and any property zoned Low or
Medium Density.

Policy 5.7: Require all new development and encourage the
remodeling of existing development to provide the maximum
window exposure and minimize “blank wall” exposure to the
sidewalk and street.

Consistent. Design guidelines included in the Specific Plan
discourage the construction of blank wall space, and
require all floor level retail and office frontage to include
windows (e.g., 45 percent and 35 percent respectively).

Policy 6.3: Require rooflines and building elevations to be visually
attractive from all vantage points

Consistent. The Azusa TOD Specific Plan includes design
guidelines and standards to enhance the architectural
quality of the specific plan area and improve the overall
identity of the specific plan area.

Policy 7.5: Permit, where appropriate, greenbelts, trail connections,
and landscaped open space as secondary uses in and/or along flood
control channels and storm drainage right-of-ways.

Consistent. The Azusa TOD Specific Plan includes policies
which encourage the development of landscaped open
areas, pedestrian linkages, and paseos.

Policy 10.1: Require the consideration and mitigation of noise, light,
vehicular, and other impacts on residential properties in the design
of commercial and industrial development.

Consistent. The Azusa TOD Specific Plan includes policies
to minimize light, noise, and other impacts from future
development on existing adjacent development.

Policy 10.2: Require on-site lighting of institutional, commercial, and
industrial uses be constructed or located so that only the intended
area is illuminated, off -site glare is minimized, and adequate safety
is provided.

Consistent. Future development under the Azusa TOD
Specific Plan would be subject to the Good Neighbor/Buffer
Standard which requires all exterior lighting shall be
focused internally within the property to decrease light
pollution onto abutting residential properties. Outdoor
lighting shall be shielded in a manner that prevents a direct
line between its luminary and any property zoned Low or
Medium Density.

Policy 11.2: Front new buildings directly on thoroughfares and
respect the presence of neighborhoods immediately behind them by
protecting the privacy of residential uses, and minimizing intrusions
such as noise, and light and glare.

Consistent. Projects located adjacent to a Low or Medium
Density (residential) zone shall be setback 10’ minimum
from the residential property line. Those portions of a
structure over 35’ tall shall be setback a minimum of 20’
from all abutting Low or Medium Density property lines.
In addition, all exterior lighting shall be focused internally
within the property to decrease light pollution onto
abutting residential properties. Outdoor lighting shall be
shielded in a manner that prevents a direct line between its
luminary and any property zoned Low or Medium Density.

Policy 11.3: Require all developments including renovations and
adaptive reuse of existing structures (except historically signify cant
buildings) be designed to provide adequate space for access,
parking, supporting functions, open space, and other pertinent
elements.

Consistent. Future development would comply with the
City’s open space and parking ordinances.

The Built Environment: Mobility Policies
Policy 4.1: Design/redesign streets to reflect the character of the
surrounding neighborhood including roadway classification and
roadway amenities/landscaping. This includes changing from
Arterial to Collector, the following roads in residential areas: Vernon
Avenue, San Gabriel Avenue, 5th Street, 9th Street, and Pasadena
Avenue.
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Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 4.2: Consider converting Azusa Avenue and San Gabriel
Avenue between First Street and Sierra Madre Avenue to two-way
streets.

Consistent. Implementation of the Azusa TOD Specific Plan
would result in the roadway reconfiguration of Azusa
Avenue and San Gabriel Avenue to accommodate two-way
vehicular traffic.

Policy 4.3: Provide sidewalks on all city streets, as appropriate

Consistent. The Azusa TOD Specific Plan encourages
pedestrian linkages throughout the specific plan area.

Policy 4.4: Provide bicycle lanes where possible on city streets

Consistent. The Azusa TOD Specific Plan includes the
implementation of bicycle facilities throughout the specific
plan area.

Policy 4.5: Consider extending landscape parkways and adding
landscape medians and bike lanes to reduce width of excessively
wide streets, where street width hampers pedestrian activity and can
lead to speeding traffic.

Consistent. The Azusa TOD Specific Plan includes
strategies to calm traffic and make streets more pedestrian
and bicycle friendly, including widening sidewalks,
narrowing vehicle lanes, installing paved crosswalks,
installing flashing lights along crosswalks, installing bulbouts, and installing bike lanes and sharrows. In addition,
implementation of the Azusa TOD Specific Plan would
result in public improvements throughout the specific plan
area, including pedestrian linkages, plazas and paseos, and
street lighting and trees.

Policy 5.2: Calm traffic (i.e. slow speed, limit through traffic, etc.) in
residential neighborhoods, including the use of various traffic
calming devices or procedures.

Consistent. The Azusa TOD Specific Plan includes traffic
calming measures such as bulb outs, narrowing of vehicles
lanes, the installation of paved crosswalks and flashing
lights, bicycle lanes and sharrows.

Policy 5.3: Consider implementing traffic calming measures on San
Gabriel Avenue after San Gabriel Avenue becomes a two-way street.

Consistent. Implementation of the Azusa TOD Specific Plan
would result in the reconfiguration of the Azusa Avenue
and San Gabriel Avenue couplet to allow for two-way
vehicle traffic. In addition, bicycle lanes would be installed
along San Gabriel Avenue.

Policy 6.3: Encourage and assist the development of regional light
rail transit in the city, including two stations in Azusa (Downtown
and Monrovia Nursery).

Consistent. The Azusa TOD Specific Plan would encourage
future development and infill projects within the areas
surrounding the two future Gold Line stations.

Policy 6.4: Provide park and ride lots to encourage and facilitate use
of transit.

Consistent. The Azusa TOD Specific Plan would provide
various parking facilities to facilitate transit use.

Policy 8.1: Plan for an adequate amount, not an oversupply, of
parking for autos, carpool vans, and bicycles for each land use.

Consistent. The Azusa TOD Specific Plan includes a
comprehensive analysis to develop an understanding of
parking utilization; identify any surplus/shortage of
parking resources; and provide parking management
measures that would allow the City to right-size parking
requirements within the specific plan area.

Policy 8.2: Allow and encourage shared use parking in order to gain
the maximum efficiency from the parking supply and to minimize
the overall amount of parking provided in the city.

Consistent. The City of Azusa has entered into a shared
parking agreement with Metro regarding the use of the
future Gold Line parking structure to allow for the use of
approximately 150 spaces by the City of Azusa and the
general public.
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4.9 Land Use

Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 8.4: Plan land uses and design buildings to encourage transit,
rideshare or carpool, bicycling, and walking. This includes but is not
limited to:
•

permitting higher densities along transit corridors
and around transit stations;

•

allowing a mix of uses to include residential and
commercial uses in the same area in order to reduce
the number of vehicular trips made;

•

locating and designing new developments
encourage access by non-auto modes;

•

requiring new development to provide direct and
convenient pedestrian access to transit and adjacent
land uses within walking distances;

•

requiring the provision of transit facilities/ amenities
in larger scale developments; along corridors,
requiring off street parking to be located behind
buildings so barriers to pedestrians and transit users
are not created between the building and the street;
and

•

locating buildings close to the street to be inviting to
pedestrians and transit users, as appropriate.

Consistent. The Azusa TOD Specific Plan encourages high
density, mixed-use structures, a variety of land uses, the
development of a multi-modal transit system, and the
establishment of pedestrian linkages throughout the
specific plan area (to encourage walkability and minimize
vehicle use).

to

Policy 8.5: Designate “Infill Opportunity Zones” for areas within
one-third of a mile of the planned Gold Line transit stations in the
downtown and the Monrovia Nursery site, per SB 1636.

Consistent. The Azusa TOD Specific Plan has identified
City-owned opportunity sites and encourages infill
development.

The Built Environment: Urban Forum Policies
Policy 4.1: Plant all public thoroughfares with rows of trees, as
feasible.

Consistent. Policies included in the Azusa TOD Specific
Plan encourage the planting of street trees.

Policy 4.2: Encourage attractive gateway treatments to establish a
positive image at the edges of the city and its districts and corridors.

Consistent. The Azusa TOD Specific Plan includes
development standards which have been tailored to reflect
the individual character of each district, including the
improvement of the City’s main corridors.

Policy 4.4: Require signage to be designed considering the scale and
materials of adjacent buildings, the desired character of the
neighborhood, district, or corridor where the site is located, and
pedestrian orientation.

Consistent. Various signage would be permitted
throughout the specific plan area, including wayfinding,
intelligent transportation signage, and private signage. The
Specific Plan includes guidelines regarding the
development of private signage to ensure signs to not cover
up a building’s important architectural features, the sign’s
shape, design, and graphic form reflect the type of
business, and the method of attaching the sign to the
building is integrated into the overall sign design.

Policy 5.1: Encourage new residential projects to be built in a form
and scale compatible with and appropriate to their surroundings.

Consistent. Projects located adjacent to a Low or Medium
Density (residential) zone shall be setback 10’ minimum
from the residential property line. Those portions of a
structure over 35’ tall shall be setback a minimum of 20’
from all abutting Low or Medium Density property lines.

Policy 6.1: Encourage front doors and public living spaces of
buildings to be located toward the street and garages to be located
toward the rear of lots.

Consistent. Future development within the specific plan
area is required to be oriented toward and engage the
primary street frontage.

Policy 7.1: Enable the clustering of appropriate nonresidential uses
onto sites accessible on foot by residents of the City.

Consistent. The TOD strategies, development standards,
and guidelines contained within the Specific Plan provide
ample opportunity to accommodate projected population
and employment growth in a manner that would support
transit use and walkability.

Impact Sciences, Inc.
1029.004

4.9-32

Azusa TOD Specific Plan Draft EIR
July 2015

4.9 Land Use

Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 8.1: Support the development of multiple housing types in
corridors and the districts, require high quality design, construction
methods, materials, and maintenance.

Consistent. The Specific Plan’s development standards and
design guidelines would enhance architectural quality,
improve the overall identity of the specific plan area, and
enrich the quality of life through the built environment.

Policy 9.1: Improve the character of streets through landscape
standards that govern private property facing public right-of-ways.

Consistent. All projects within the specific plan area shall
be consistent with the landscape design requirements of the
Landscaping Standards of the Development Code (Section
88.34). In addition, implementation of the Azusa TOD
Specific Plan would result in public improvements
throughout the specific plan area, including the planting of
street trees.

Policy 10.6: Encourage pedestrian-oriented streetscape, plazas, and
courts throughout districts.

Consistent. Implementation of the Azusa TOD Specific Plan
would result in public improvements throughout the
specific plan area, including pedestrian linkages, plazas
and paseos, street lighting and trees, traffic calming
measures, and the establishment of neighborhood centers.
The Azusa TOD Specific Plan includes strategies to calm
traffic and make streets more pedestrian friendly, including
widening sidewalks, narrowing vehicle lanes, installing
paved crosswalks, installing flashing lights along
crosswalks, installing bulb-outs, and installing bike lanes
and sharrows.

Policy 12.1: Promote multiple building types and uses on corridorfronting property.

Consistent. Future development within the specific plan
area is required to be oriented toward and engage the
primary street frontage. Various building types would be
constructed in accordance with each districts’ development
standards and design guidelines.

The Built Environment: Historic and Cultural Resources Policies
Policy 1.1: Determine, early in the planning process, through field
surveys and Native American consultation, whether archaeological
or cultural resources are located within a proposed development site.

Consistent. Future development associated with buildout
of the Specific Plan would comply with SB 18 and
California Code of Regulations Section 15034.5

Policy 3.3: Support preservation of historic resources, including
providing for adaptive reuse and tax incentives where appropriate.

Consistent. Policies included in the Specific Plan would
maintain and enhance structures identified as having
historic value to retain and support the existing historic
character of Azusa.

The Built Environment: Infrastructure Policies
Policy 1.4: Minimize electrical consumption through site design, use
of efficient systems, and other techniques.

Consistent. The Azusa TOD Specific Plan includes
sustainability policies to encourage the design and
construction of energy efficient buildings to reduce air,
water, land pollution, and environmental impacts from
energy production and consumption.

Policy 1.6: Continue to require the incorporation of electrical
conservation features in the design of all new construction and site
development. Encourage the retrofit to existing buildings and
development to include electrical conservation features including,
but not limited to, wireless technology and solar energy.

Consistent. The Azusa TOD Specific Plan encourages the
design and construction of buildings that utilize green
building practices. Sustainable recommendations included
in the Specific Plan include future development to be solar
ready, even if solar panels are not included within the
development proposal.

Policy 1.8: Ensure the costs of improvements to the existing electrical
supply and distribution facilities necessitated by new development
to be borne by the new development benefiting from improvements,
either through the payment of fees, or the actual costs of
construction, or both in accordance with State Nexus legislation.

Consistent. Future development associated with buildout
of the Azusa TOD Specific Plan would be responsible for all
necessary electrical costs.

Policy 2.4: Require that new development and retrofit existing
developments to contain safeguards and measures preventing water
supply degradation.

Consistent. Future development under the Azusa TOD
Specific Plan would comply with all local, State, and federal
water supply regulations.
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4.9 Land Use

Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 2.5: Require all new development to connect to the sewer
system.

Consistent. Future development projects associated with
the Azusa TOD Specific Plan would connect to the City’s
sewer system.

Policy 2.6: Minimize water consumption through site design, use of
efficient systems, and other techniques.

Consistent. The Azusa TOD Specific Plan includes
sustainable policies which would minimize water a future
project’s water consumption including, the installation of
permeable paving, urban bioswales, water efficient
irrigation, and drought tolerant landscaping. In addition,
future development would comply with Los Angeles
County’s Green Building Standards Code (Title 31).

Policy 2.8: Continue to require the incorporation of water
conservation features in the design of all new construction and site
development.

Consistent. Future projects would comply with all local,
State, and federal water conservation regulations.

Policy 211: Ensure the costs of improvements to the existing water
supply and distribution facilities necessitated by new development
to be borne by the new development benefiting from the
improvements, either through the payment of fees, or the actual cost
of construction, or both in accordance with State Nexus legislation.

Consistent. Future development associated with buildout
of the Azusa TOD Specific Plan would be responsible for
the costs associated with all necessary improvements to the
existing water supply and distribution facilities.

Policy 3.5: Ensure the costs of improvements to the existing sewer
collection and treatment facilities necessitated by new development
to be borne by the new development benefiting from the
improvements, either through the payment of fees, or the actual cost
of construction, or both in accordance with State Nexus legislation.

Consistent. Future development would be responsible for
any necessary improvement costs to the existing sewer
collection and treatment facilities necessitated by the
project.

Policy 4.7: Require improvements to the existing storm drain and
flood control facilities necessitated by new development to be borne
by the new development benefiting from the improvements, either
through the payment of fees, or the actual cost of construction, or
both in accordance with State Nexus legislation.

Consistent. Future development would be responsible for
any improvement costs to the existing storm drain and
flood control facilities.

Policy 4.8: Require new developments to employ the most efficient
drainage technology to increase ground percolation, control
drainage, and minimize damage to environmentally sensitive areas.

Consistent. Future development under the Azusa TOD
Specific Plan would include permeable paving and urban
bioswales.

Policy 5.3: Monitor reduction and recycling programs to ensure
proper implementation and achievement of mandated solid waste
reduction and diversion goals. Revise and replace programs that do
not achieve their intended purpose.

Consistent. Future development would comply with State
solid waste and diversion rates.

Economy and Community : Economic Development Policies
Policy 10.3: Target and tap into the main customer bases more
directly. Make Azusa into a destination retail site for the sub-region’s
population.

Consistent. Policies included in the Specific Plan would
establish the Azusa Downtown Gold Line Station as a
gateway destination stop that exudes and exemplifies the
physical, historical, and natural characteristics that embody
the City of Azusa. Transit-oriented development consisting
of a healthy mix of housing, shops, restaurants, offices, and
open spaces would provide a pedestrian-friendly
environment that supports both the character of the City
and transit ridership.

Policy 10.4: Enhance the identity of the city’s principal retail and
commercial nodes.

Consistent. The Azusa TOD Specific Plan provides zoning
and land use regulations to support future market-driven
revitalization and investment opportunities.

Policy 10.5: Attract retail investment by making a commitment to
ensuring high-quality public amenities in the retail districts,
including high-quality streetscapes.

Consistent. The Azusa TOD encourages the formation of
public-private partnerships with business and community
stakeholders to attract private investment, enhance local
equity, and promote reinvestment.

Economy and Community: Public Services Policies
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4.9 Land Use

Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 1.3: Require development projects contribute fees based on
their proportional impact and demand for new resources, in
accordance with State Nexus legislation.

Consistent. Future development projects would be required
to pay all fees before construction/operation .

Policy 1.8: Ensure that project development site designs provide
“defensible space.”

Consistent. The Azusa TOD Specific Plan’s Crime
Prevention Through Environmental Design principles
require the inclusion of defensible space.

Policy 2.5: Require new development be assessed a pro-rated fee to
pay for fire facilities and personnel.

Consistent. Future development projects would be required
to pay all fees before construction/operation .

Policy 2.6: Require all new development to design site plans and
structures with fire and emergency access and safety in mind.

Consistent. Future development site plans would be
reviewed by the LACoFD prior to construction of the
project.

Policy 2.7: Ensure that buildings and lots are maintained in a manner
that is consistent with fire prevention and personal safety.

Consistent. Future development site plans would be
reviewed by the LACoFD prior to construction of the
project.

Policy 5.1: Continue the dialogue between the City of Azusa and
local schools regarding:

Consistent. Future development associated with the Azusa
TOD Specific Plan would be required to pay all associated
development school fees prior to construction activities.

•

measures to
growth; and

accommodate

student

population

•

“shared
responsibility
agreements”
for
property/facilities maintenance and operation where
public recreation activities occur at local school sites
and where local schools use public facilities.

Natural Environment: Air Quality Policies
Policy 1.1: Integrate air quality concerns into land use planning
decisions

Consistent. The Azusa TOD Specific Plan encourages
mixed-use development and a multi-modal transit network
to minimize automotive use.

Policy 1.2: Integrate air quality concerns into site design review

Consistent. The Azusa TOD Specific Plan includes
sustainability principles to minimize air quality impacts.

Natural Environment: Geology Hazards Policies
Policy 1.1: Require that earthquake survival and efficient postdisaster functioning are primary concerns in the siting, design and
construction standards of essential facilities.

Consistent. Future development under the Azusa TOD
Specific Plan would be designed and constructed in
accordance with California Building Code (CBC).

Policy 1.2: Require that proposed essential facilities apply the most
current professional standards for seismic design and be subject to
seismic review, including detailed site investigations for faulting,
liquefaction, ground motion characteristics, and slope stability.

Consistent. Future development under the Azusa TOD
Specific Plan would be designed and constructed in
accordance with CBC.

Policy 1.3: Prohibit the location of Critical Facilities within an
identified active fault zone or potentially active fault zone of concern
(or future Alquist-Priolo Earthquake Fault Zone) unless it is
determined by a qualified geologic engineer that a closer location
will not result in undue risks based on detailed site investigations

Consistent. Future development under the Azusa TOD
Specific Plan would be designed and constructed in
accordance with CBC, and local, federal, and State
regulations.

Policy 1.4: Prohibit the location of Sensitive and High-Occupancy
facilities within 100 feet of the identified active fault zone or
potentially active fault zone of concern, unless it is determined by a
qualified geologic engineer that a closer location will not result in
undue risks based on detailed site investigations

Consistent. Future development under the Azusa TOD
Specific Plan would be designed and constructed in
accordance with CBC, and local, federal, and State
regulations.

Natural Environment: Noise Policies
Policy 1.1: Integrate noise considerations in the City’s land use
planning and project approval process.

Impact Sciences, Inc.
1029.004

Consistent. Construction and operation of future
development would be subject to the City’s Noise
Ordinance.

4.9-35

Azusa TOD Specific Plan Draft EIR
July 2015

4.9 Land Use

Statement of Consistency,
Non-Consistency, or Not Applicable

General Plan Policies
Policy 1.2: Protect those areas of the City where the existing noise
environments are considered unacceptable or “noise sensitive.”

Consistent. Future development under the Azusa TOD
Specific Plan would be subject to the City’s Noise
Ordinance and therefore would not increase noise levels in
existing noise environments which are considered
unacceptable or “noise sensitive.”

Policy 1.3: Maintain or reduce noise levels within acceptable levels
adjacent to existing or planned major transportation facilities such as
freeways, major highways, railroads, and light rail transit

Consistent. Construction and operation of future
development would be subject to the City’s Noise
Ordinance.

Natural Environment: Recreation Policies
Policy 3.1: Design neighborhood park features and facilities that are
responsive to the park users and neighborhood residents.

Consistent. Future residential developments would include
recreation uses suitable for residents.

Source: Azusa General Plan, 2005

Regional Land Use Consistency
The Azusa TOD Specific Plan is considered a project of region wide significance pursuant to the criteria
outlined in SCAG’s Intergovernmental Review Procedures Handbook and Section 15206 of the State
CEQA Guidelines, because it would provide for the development of more than 500 new residential units.
A consistency analysis with the applicable regional planning guidelines and strategies of the Southern
California Association of Governments (e.g., 2012-2035 Regional Transportation Plan/Sustainable
Communities Strategy: Toward a Sustainable Future and Compass Growth Vision) is provided below in
Table 4.9-4, SCAG Regional Transportation Plan/Sustainable Communities Strategy Goals, Table 4.95, SCAG Regional Transportation Plan/Sustainable Communities Strategy Land Use Actions and
Strategies, Table 4.9-6, Transportation Network Actions and Strategies, Table 4.9-7, Transportation
Demand Management Actions and Strategies, Table 4.9-8, Transportation System Management
Actions and Strategies, Table 4.9-9, Clean Vehicle Technology Actions and Strategies, and Table 4.910, SCAG Regional Comprehensive Plan and Guide Voluntary Local Government Best Practices.

Table 4.9-4
SCAG Regional Transportation Plan/Sustainable Communities Strategy Goals
Statement of Consistency,
Non-Consistency, or Not Applicable

RTP/SCS Goals
RTP/SCS G1: Align the plan investments and policies with
improving regional economic development and competitiveness
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Statement of Consistency,
Non-Consistency, or Not Applicable

RTP/SCS Goals
RTP/SCS G2: Maximize mobility and accessibility for all people and
goods in the region

Consistent. A goal of the Azusa TOD Specific Plan is to
foster the creation of an efficient mobility network that
encourages a range of travel modes (transit, bicycle,
pedestrian, and auto) for all users. Section 3 of the Azusa
TOD Specific Plan focuses on pedestrian, bicycle, and
vehicular circulation. It contains illustrated circulation
design standards and improvements for the safe and
convenient movement of persons and goods throughout
the specific plan area.

RTP/SCS G3: Ensure travel safety and reliability for all people and
goods in the region

Consistent. The Azusa TOD Specific Plan includes
strategies to calm traffic and make streets more pedestrian
and bicycle friendly, including widening sidewalks,
narrowing vehicle lanes, installing paved crosswalks,
installing flashing lights along crosswalks, installing bulbouts, and installing bike lanes and sharrows.1

RTP/SCS G4: Preserve and ensure a sustainable regional
transportation system

Not Applicable. The preservation of the transportation
system is the responsibility of the County and other
regional and State entities. However, a goal of the Azusa
TOD Specific Plan is to foster the creation an efficient
mobility network that encourages a range of travel modes
(transit, bicycle, pedestrian, and auto) that contributes to
the regional transportation system.

RTP/SCS G5: Maximize the productivity of our transportation
system

Consistent. The Azusa TOD Specific Plan is served by
regional and local buses (Foothill Transit). The Specific Plan
would promote infill development with access to the
various modes of transportation.

RTP/SCS G6: Protect the environment and health of our residents by
improving air quality and encouraging active transportation (nonmotorized transportation, such as bicycling and walking)

Consistent. The Azusa TOD Specific Plan would help
improve air quality by implementing strategies to increase
walking, biking, and transit; reduce vehicle trips and
vehicle miles traveled; and develop standards, guidelines,
and incentives to promote green buildings that are resource
and energy efficient.

RTP/SCS G7: Actively encourage and create incentives for energy
efficiency, where possible

Consistent. The Azusa TOD Specific Plan includes
development standards, guidelines, and incentives to
promote green buildings that are resource and energy
efficient, and to facilitate and encourage the
implementation of renewable energy generation systems,
e.g., the use of parking lot solar panels, the installation of
electric vehicle charging stations.

RTP/SCS G8: Encourage land use and growth patterns that facilitate
transit and non-motorized transportation

Consistent: The Azusa TOD Specific Plan encourages the
development of a mixed-use environment that supports
walking, bicycling, and transit ridership. Residents and
employees within the specific plan area would have the
opportunity to access goods, services, amenities, and
regional transit facilities without an automobile.

RTP/SCS G9: Maximize the security of the regional transportation
system through improved system monitoring, rapid recovery
planning, and coordination with other security agencies

Not Applicable. The security of the regional transportation
system is the responsibility of Caltrans, the Los Angeles
County Metropolitan Transit Authority (LACMTA) and
other regional and State entities.

RTP/SCS G10: Align the plan investments and policies with
improving regional economic development and competitiveness

Consistent. The Azusa TOD Specific Plan includes
strategies to encourage the growth of businesses and
employment opportunities within the Specific Plan area.
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4.9 Land Use

Statement of Consistency,
Non-Consistency, or Not Applicable

RTP/SCS Goals
RTP/SCS G11: Maximize mobility and accessibility for all people
and goods in the region

Consistent. The Specific Plan creates a framework for a
multi-modal transportation system within the Plan Area.
The Azusa TOD Specific Plan would be consistent with the
overall vision of the California Transportation Plan2 which
is to have “a safe, sustainable, world-class transportation
system that provides for the mobility and accessibility of
people goods, services, and information through an
integrated, multi-modal network that is developed through
collaboration and achieves a prosperous economy, a quality
environment, and social equity.”

RTP/SCS Policies:
RTP/SCS P2: Ensuring safety, adequate maintenance, and efficiency
of operations on the existing multimodal transportation system
should be the highest RTP/SCS priorities for any incremental
funding in the region

Not Applicable. Maintenance, safety, and operations of
existing transportation systems are the responsibility of
Caltrans, the LACMTA and other regional and State
entities.

RTP/SCS P3: RTP/SCS land use and growth strategies in the
RTP/SCS will respect local input and advance smart growth
initiatives

Consistent. The objectives included in the Azusa TOD
Specific Plan are consistent with the local land use plans
and policies for the project area. Development (residential,
commercial, and hospitality) proposed under the Azusa
TOD Specific Plan would be consistent with the projected
development included in the Azusa TOD Specific Plan.
Further, the community-based process for preparing the
Specific Plan included strategies to get input from as many
members of the population as possible, including those that
typically do not participate in public processes. Stakeholder
groups that serve underrepresented populations were
targeted to insure that they had the opportunity to provide
input and influence the Plan’s priorities, objectives, and
strategies.

RTP/SCS P4: Transportation demand management (TDM) and nonmotorized transportation will be focus areas, subject to Policy 1

Not Applicable. TDM strategies are the responsibility of the
LACMTA, and other regional and state entities.

RTP/SCS P5: HOV gap closures that significantly increase transit
and rideshare usage will be supported and encouraged, subject to
Policy 1

Not Applicable. The Azusa TOD Specific Plan area does not
include highways with HOV lanes.

SCS Goals under SB 375
SCS SB 375 G1: Better Place making: Creating better places to live
and work

Consistent. The intent of the Azusa TOD Specific Plan is to
encourage reinvestment with the Specific Plan area to
revitalize neighborhoods and districts and to create a
sustainable community center. City-owned properties are
identified and designated as key opportunity sites for
redevelopment around the Azusa Downtown Gold Line
Station and in downtown Azusa.

SCS SB 375 G2: Lower costs to taxpayers and families: including
options that create more compact neighborhoods and placing
everyday destinations closer to homes and closer to one another.

Consistent. The intent of the Azusa TOD Specific Plan is to
encourage reinvestment and infill development within the
Specific Plan’s six districts. The Azusa TOD Specific Plan
includes a hybrid of form-based development standards
and compatible land uses, which establish building form
standards for infill development projects that are
appropriate for the context of the districts and
neighborhoods within the Specific Plan area, including
mixed-use and stand-alone residential uses, as well as
supporting the repurposing single-family residences as
professional offices or childcare centers.
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4.9 Land Use

Statement of Consistency,
Non-Consistency, or Not Applicable

RTP/SCS Goals
SCS SB 375 G3: Benefits to Public Health and the Environment

Consistent. The Azusa TOD Specific Plan supports the
development of healthy communities by addressing issues
of physical health, public safety, and access to and
expansion of, park facilities. These issues would be
addressed in addition to social equity, affordable housing,
economic development, air quality, and water quality.

SCS SB 375 G4: Greater Responsiveness to Demographics and the
Changing Housing Market

Consistent. The Azusa TOD Specific Plan promotes the
development of senior citizen apartments, town/row
housing and live/work units, as well as increasing
affordable housing opportunities in the Specific Plan area.

SCS SB 375 G5: Improved Access and Mobility

Consistent. The Azusa TOD Specific Plan’s overall strategy
is to create opportunities to add additional density and
mixed use development with a multi-modal transportation
network, including pedestrian and bicycle oriented
improvements.

Source: SCAG 2012-2035 RTP/SCS Chapter 4: Sustainable Communities Strategy, Table 1.1, Table 1.2 and Goals and Benefits under SB 375
discussion.
1 Sharrow is short-form for “shared lane bicycle marking.” This pavement marking includes a bicycle symbol and two white chevrons and is
used to remind motorists that bicyclists are permitted to use the full lane.
2 The California Transportation Plan (CTP) is a statewide, long-range transportation plan which provides a long-range policy framework to
meet statewide future mobility needs and reduce greenhouse gas emissions. The CTP defines goals, performance-based policies, and strategies
designed to achieve a collective vision for California's future statewide, integrated, multimodal transportation system. The plan envisions a
sustainable system that improves mobility and enhances the quality of life for residents and visitors.
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Table 4.9-5
SCAG Regional Transportation Plan/Sustainable Communities Strategy
Land Use Actions and Strategies
Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Coordinate ongoing visioning efforts to build consensus on growth
issues among local governments and stakeholders.

Not Applicable. SCAG is the responsible party for this
action/strategy.

Provide incentives and technical assistance to local governments to
encourage projects and programs that balance the needs of the
region

Not Applicable. SCAG is the responsible party for this
action/strategy.

Collaborate with local jurisdictions and agencies to acquire a
regional fair share housing allocation that reflects existing and future
needs.

Consistent. A major goal of the Azusa TOD Specific Plan is
to promote a mix of market-rate and affordable housing in
vertical mixed-use formats

Expand Compass Blueprint program to support member cities in the
development of bicycle, pedestrian, Safe Routes to Schools, Safe
Routes to Transit, and ADA Transition plans.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Continue to support, through Compass Blueprint, local jurisdictions
and sub-regional Councils of Governments (COGs) adopting
neighborhood-oriented development, suburban villages, and
revitalized main streets as livability strategies in areas not served by
high-quality transit.

Consistent. The Azusa TOD Specific Plan provides a land
use and policy framework to support the transformation of
Azusa’s major commercial areas into sustainable and
economically vibrant districts which would be served by
high-quality multi-modal transit. The Specific Plan focuses
on the continued revitalization of the Gold Line District, as
well as the major automobile corridor, the Route 66 District.

Encourage the use of range-limited battery electric and other
alternative fueled vehicles through policies and programs, such as,
but not limited to, neighborhood oriented development, complete
streets, and Electric (and other alternative fuel) Vehicle Supply
Equipment in public parking lots.

Consistent. The Azusa TOD Specific Plan promotes
neighborhood-oriented development through its objective
to promote infill and compact development. In addition,
the Azusa TOD Specific Plan would promote the
incorporation of electric vehicle charging stations within
carports, parking garages, and other parking areas within
the specific plan area in easily accessible and identifiable
locations.

Continue to support, through Compass Blueprint, planning for new
mobility modes such as range- limited Neighborhood Electric
Vehicles (NEVs) and other alternative fueled vehicles.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Collaborate with the region’s public health professionals to enhance
how SCAG addresses public health issues in its regional planning,
programming, and project development activities.

Not Applicable. SCAG is the responsible party for this
action/strategy. However, the Azusa TOD Specific Plan
includes goals, policies, and strategies that promote public
health and healthy communities. The Azusa TOD Specific
Plan supports the development of healthy communities by
addressing issues of physical health through enhanced
pedestrian and bicycle mobility and increased access to
healthy food and park facilities.

Support projects, programs, and policies that support active and
healthy community environments that encourage safe walking,
bicycling, and physical activity by children, including, but not
limited to development of complete streets, school siting policies,
joint use agreements, and bicycle and pedestrian safety education.

Consistent. The Azusa TOD Specific Plan supports the
development of healthy communities by addressing issues
of physical health through enhanced pedestrian and bicycle
mobility and increased access to healthy food and park
facilities. Section 3 of the Azusa TOD Specific Plan focuses
on pedestrian, bicycle, and vehicular circulation. It contains
illustrated circulation design standards and improvements
for the safe and convenient movement of persons and
goods throughout the specific plan area.

Seek partnerships with state, regional, and local agencies to acquire
funding sources for innovative planning projects.

Consistent. The Azusa TOD Specific Plan is funded
through the Strategic Growth Council’s Sustainable
Communities Planning Grant (SCPG).
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Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Update local zoning codes, General Plans, and other regulatory
policies to accelerate adoption of land use strategies included in the
2012–2035 RTP/SCS Plan Alternative, or that have been formally
adopted by any sub-regional COG that is consistent with regional
goals.

Consistent. The Azusa TOD Specific Plan’s goals and
policies are consistent with those included in the 2012–2035
RTP/SCS. Please see Table 4.9-2.

Update local zoning codes, General Plans, and other regulatory
policies to promote a more balanced mix of residential, commercial,
industrial, recreational, and institutional uses located to provide
options and to contribute to the resiliency and vitality of
neighborhoods and districts.

Consistent. The Azusa TOD Specific Plan includes a hybrid
of form-based development standards and compatible land
uses. This approach allows for shaping the form of the built
environment while providing flexibility in the types of
allowable uses. In addition, each Specific Plan District
would have its own unique set of design guidelines to
ensure high-quality design and compatibility with other
Specific Plan Districts in and around the Specific Plan areas
and neighboring development.

Support projects, programs, policies and regulations that encourage
the development of complete communities, which includes a
diversity of housing choices and educational opportunities, jobs for a
variety of skills and education, recreation and culture, and a fullrange of shopping, entertainment and services all within a relatively
short distance.

Consistent. The intent of the Azusa TOD Specific Plan is to
encourage transit-oriented development consisting of a
healthy mix of housing, shops, restaurants, offices, and
open spaces that would provide a pedestrian-friendly
environment that supports both the character of the City
and transit ridership.

Pursue joint development opportunities to encourage the
development of housing and mixed-use projects around existing and
planned rail stations or along high-frequency bus corridors, in
transit-oriented development areas, and in neighborhood-serving
commercial areas.

Consistent. The Azusa TOD Specific Plan encourages
reinvestment and infill development within downtown
Azusa and along its major entry corridors. Downtown
Azusa offers an ideal setting for infill development, as it is
currently served by commuter rail, and regional and local
buses (i.e., Foothill Transit).

Working with local jurisdictions, identify resources that can be used
for employing strategies to maintain and assist in the development of
affordable housing.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Support projects, programs, policies, and regulations to protect
resources areas, such as natural habitats and farmland, from future
development.

Consistent. The Azusa TOD Specific Plan is an urban infill
and revitalization project within an existing community.
Agricultural land and natural open space would not be
impacted by the Azusa TOD Specific Plan. In contrast, the
Azusa TOD Specific Plan would help protect, preserve, and
enhance environmental and agricultural lands by
channeling growth opportunities to an appropriate infill
location that is served by transit. This would help reduce
regional growth pressures in other greenfield locations.

Create incentives for local jurisdictions and agencies that support
land use policies and housing options that achieve the goals of SB
375.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Continue partnership with regional agencies to increase availability
of state funding for integrated land use and transportation projects in
the region.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Engage in a strategic planning process to determine the critical
components and implementation steps for identifying and
addressing open space resources, including increasing and
preserving park space, specifically in park-poor communities.

Consistent. The Azusa TOD Specific Plan includes
strategies to reduce regional growth pressures in greenfield
locations, as discussed above. Further, the communitybased process for preparing the Specific Plan included
strategies to get input from as many members of the
population as possible, including those that typically do not
participate in public processes. Stakeholder groups that
serve underrepresented populations were targeted to
insure that they had the opportunity to provide input and
influence the Plan’s priorities, objectives, and strategies.

Identify and map regional priority conservation areas for potential
inclusion in future plans.

Not Applicable. SCAG is the responsible party for this
action/strategy.
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Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Engage with various partners, including county transportation
commissions (CTCs) and local agencies, to determine priority
conservation areas and develop an implementable plan.

Not Applicable. SCAG is the responsible party for this
action/strategy.

Develop regional mitigation policies or approaches for the 2016 RTP.

Not Applicable. SCAG is the responsible party for this
action/strategy.

Source: SCAG 2012-2035 RTP/SCS Chapter 4: Sustainable Communities Strategy, Table 4.3 - Land Use Actions and Strategies
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Table 4.9-6
SCAG Regional Transportation Plan/Sustainable Communities Strategy
Transportation Network Actions and Strategies
Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Perform and support studies with the goal of identifying innovative
transportation strategies that enhance mobility and air quality, and
determine practical steps to pursue such strategies, while engaging
local communities in planning efforts.

Not Applicable. SCAG, the LACMTA and Foothill Transit
are the responsible parties for this action/strategy.

Cooperate with stakeholders, particularly county transportation
commissions and Caltrans, to identify new funding sources and/or
increased funding levels for the preservation and maintenance of the
existing transportation network.

Consistent. Section 5 of the Azusa TOD Specific Plan,
“Implementation Strategies and Financing,” includes a
financing strategy (including the identification of funding
sources), to implement improvements, including
transportation, in the Azusa TOD Specific Plan area.

Expand the use of transit modes in our subregions such as BRT, rail,
limited-stop service, and point-to-point express services utilizing the
HOV and HOT lane networks.

Consistent. The Azusa TOD Specific Plan vision aims to
create a framework for a multi-modal transportation
system within the specific plan area. A public
transportation hub, including commuter rail service and
bus transit service, is within the Gold Line District which
would be supported and expanded under the Specific Plan
guidelines.

Encourage transit providers to increase frequency and span of
service in TOD/HQTA and along targeted corridors where costeffective and where there is latent demand for transit usage.

Not Applicable. SCAG, the LACMTA and Foothill Transit
are the responsible parties for this action/strategy.

Encourage regional and local transit providers to develop rail
interface services at Metrolink, Amtrak, and high-speed rail stations.

Consistent. The Azusa TOD Specific Plan area contains two
Metro Gold Line stations, transportation hubs providing
rail service with close connections to bus lines, and
supports the enhancement of a multi-modal transportation
system with the goal of creating a safe, sustainable, and
integrated multi-modal transit network.

Expand the Toolbox Tuesdays program to include bicycle safety
design, pedestrian safety design, ADA design, training on how to
use available resources that expand understanding of where
collisions are happening, and information on available grant
opportunities to improve bicycle and pedestrian safety.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Prioritize transportation investments to support compact infill
development that includes a mix of land uses, housing options, and
open/park space, where appropriate, to maximize the benefits for
existing communities, especially vulnerable populations, and to
minimize any negative impacts.

Consistent. The Azusa TOD Specific Plan’s objectives
include the promotion of infill and compact development,
the revitalization of urban and community centers, an
increase in the number of affordable housing units and
creating a framework for a multi-modal transportation
system for the specific plan area.

Explore and implement innovative strategies and projects that
enhance mobility and air quality, including those that increase the
walkability of communities and accessibility to transit via non-auto
modes, including walking, bicycling, and neighborhood electric
vehicles (NEVs) or other alternative fueled vehicles.

Consistent. The Azusa TOD Specific Plan supports a multimodal transportation system with the goal of creating a
safe, sustainable, and integrated multi-modal network. The
Specific Plan would help improve air quality by
implementing strategies to increase walking, biking, and
transit use thereby reducing vehicle trips and vehicle miles
traveled.

Collaborate with local jurisdictions to plan and develop residential
and employment development around current and planned transit
stations and neighborhood commercial centers.

Consistent. The Azusa TOD Specific Plan promotes infill
and compact development and encourages reinvestment in
the Plan area to revitalize neighborhoods and Districts with
the goal of creating a sustainable community center. The
Specific Plan area contains two Metro Gold Line stations,
transportation hubs providing rail service, with close
connections to bus lines.
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Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Collaborate with local jurisdictions to provide a network of local
community circulators that serve new TOD, HQTAs, and
neighborhood commercial centers providing an incentive for
residents and employees to make trips on transit.

Consistent. One of the central directives of the Specific Plan
is to create beautiful yet functional streets that include
integrated transportation systems, including public transit.

Similar to SCAG’s partnership with the City of Los Angeles and
LACMTA, offer to all County Transportation Commissions a
mutually funded, joint first mile/last mile study for each region.

Not Applicable. SCAG and the LACMTA are the
responsible parties for this action/strategy.

Develop first-mile/last-mile strategies on a local level to provide an
incentive for making trips by transit, bicycling, walking, or
neighborhood electric vehicle or other ZEV options.

Consistent. The Azusa TOD Specific Plan supports a multimodal transportation system with the goal of creating a
safe, sustainable, and integrated multi-modal network.

Encourage transit fare discounts and local vendor product and
service discounts for residents and employees of TOD/HQTAs or for
a jurisdiction’s local residents in general who have fare media.

Not Applicable. Transit authorities are the responsible
parties for transit fare discounts.

Work with transit properties and local jurisdictions to identify and
remove barriers to maintaining on-time performance.

Consistent. One of the central directives of the Azusa TOD
Specific Plan is to create beautiful yet functional streets that
include integrated transportation systems, provide
pedestrian and bicycle links within and among the Specific
Plan Districts, and improve overall vehicular circulation,
limiting delays.

Develop policies and prioritize funding for strategies and projects
that enhance mobility and air quality.

Not Applicable. The State is the responsible party for this
action/strategy.

Work with the California High-Speed Rail Authority and local
jurisdictions to plan and develop optimal levels of retail, residential,
and employment development that fully take advantage of new
travel markets and rail travelers.

Not Applicable. The State is the responsible party for this
action/strategy.

Work with state lenders to provide funding for increased transit
service in TOD/HQTA in support of reaching SB 375 goals.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Continue to work with neighboring Metropolitan Planning
Organizations to provide alternative modes for interregional travel,
including Amtrak and other passenger rail services and an enhanced
bikeway network, such as on river trails.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Encourage the development of new, short haul, cost-effective transit
services such as DASH and demand responsive transit (DRT) in
order to both serve and encourage development of compact
neighborhood centers.

Not Applicable. The LACMTA and Foothill Transit are the
responsible parties for this action/strategy.

Work with the state legislature to seek funding for Complete Streets
planning and implementation in support of reaching SB 375 goals.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Continue to support the California Interregional Blueprint as a plan
that links statewide transportation goals and regional transportation
and land use goals to produce a unified transportation strategy.

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Source: SCAG 2012–2035 RTP/SCS Chapter 4: Sustainable Communities Strategy, Table 4.4 - Transportation Network Actions and Strategies
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Table 4.9-7
SCAG Regional Transportation Plan/Sustainable Communities Strategy
Transportation Demand Management Actions and Strategies
Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Examine major projects and strategies that reduce congestion and
emissions and optimize the productivity and overall performance of
the transportation system.

Not Applicable. SCAG is the responsible party for this
action/strategy.

Develop comprehensive regional active transportation network
along with supportive tools and resources that can help jurisdictions
plan and prioritize new active transportation projects in their cities.

Not Applicable. SCAG is the responsible party for this
action/strategy.

Encourage the implementation of a Complete Streets policy that
meets the needs of all users of the streets, roads and highways–
including bicyclists, children, persons with disabilities, motorists,
neighborhood electric vehicle (NEVs) users, movers of commercial
goods, pedestrians, users of public transportation and seniors – for
safe and convenient travel in a manner that is suitable to the
suburban and urban contexts within the region.

Consistent. The Azusa TOD Specific Plan would be
consistent with the overall vision of the California
Transportation Plan, which is to have “a safe, sustainable,
world-class transportation system that provides for the
mobility and accessibility of people, goods, services, and
information through an integrated, multimodal network
that is developed through collaboration and achieves a
prosperous economy, a quality environment, and social
equity.”

Support work-based programs that encourage emission reduction
strategies and incentivize active transportation commuting or rideshare modes.

Consistent. The Azusa TOD Specific Plan encourages
mixed-use land use opportunities as well as emission
reduction strategies and incentivizes active transportation
commuting and ride share modes.

Develop infrastructure plans and educational programs to promote
active transportation options and other alternative fueled vehicles,
such as neighborhood electric vehicles (NEVs), and consider
collaboration with local public health departments, walking/biking
coalitions, and/or Safe Routes to School initiatives, which may
already have components of such educational programs in place.

Consistent. The Azusa TOD Specific Plan’s overall strategy
to create a mixed-use environment that encourages walking
and bicycling as a desirable form of transportation would
help improve the physical health of local residents and
workers.

Encourage the development of telecommuting programs by
employers through review and revision of policies that may
discourage alternative work options.

Not Applicable. The Azusa TOD Specific Plan cannot
enforce programs in the workplace.

Emphasize active transportation and alternative fueled vehicle
projects as part of complying with the Complete Streets Act (AB
1358).

Consistent. One of the central directives of this Specific
Plan is to create beautiful yet functional streets that include
integrated transportation systems, and provide pedestrian
and bicycle links within and among the Specific Plan
Districts.

Source: SCAG 2012–2035 RTP/SCS Chapter 4: Sustainable Communities Strategy, Table 4.5 - Transportation Demand Management Actions
and Strategies
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Table 4.9-8
SCAG Regional Transportation Plan/Sustainable Communities Strategies
Transportation System Management Actions and Strategies
Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Work with relevant state and local transportation authorities to
increase the efficiency of the existing transportation system

Consistent. The Azusa TOD Specific Plan is consistent with
the regional goals and principles of the Compass Blueprint
and has collaborated with a number of local and state
transportation authorities including, Metrolink, and
Foothill Transit to increase the efficiency of the existing
transportation system.

Collaborate with local jurisdictions and subregional COGs to
develop regional policies regarding TSM

Not Applicable. The Azusa TOD Specific Plan is a
regulatory tool that the City can use to guide development
in specific and localized areas.

Contribute to and utilize regional data sources to ensure efficient
integration of the transportation system.

Consistent. When developing the Azusa TOD Specific Plan,
regional and local planning documents were reviewed. The
Azusa TOD Specific Plan utilizes regional data sources and
incorporates any relevant data to ensure efficient
integration of the transportation system.

Provide training opportunities for local jurisdictions on TSM
strategies, such as Intelligent Transportation Systems (ITS).

Not Applicable. SCAG and the State are the responsible
parties for this action/strategy.

Collaborate with local jurisdictions and subregional COGs to
continually update the ITS inventory.

Not Applicable. SCAG, the State, local jurisdictions, and the
COGS are the responsible parties for this action/strategy.

Collaborate with CTCs to regularly update the county and regional
ITS architecture.

Not Applicable. The Azusa TOD Specific Plan is a
regulatory tool that the City can use to guide development
in specific and localized areas.

Collaborate with the state and federal Government and subregional
COGs to examine potential innovative TDM/TSM strategies.

Not Applicable. SCAG, the State, and the COGS are the
responsible parties for this action/strategy.

Source: SCAG 2012–2035 RTP/SCS Chapter 4: Sustainable Communities Strategy, Table 4.6 - Transportation System Management Actions
and Strategies
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Table 4.9-9
SCAG Regional Transportation Plan/Sustainable Communities Strategies
Clean Vehicle Technology Actions and Strategies
Statement of Consistency,
Non-Consistency, or Not Applicable

Proposed Action/Strategy
Develop a Regional PEV Readiness Plan with a focus on charge port
infrastructure plans to support and promote the introduction of
electric and other alternative fuel vehicles in Southern California.

Not Applicable. SCAG is the responsible party for this
action/strategy.

Support subregional strategies to develop infrastructure and
supportive land uses to accelerate fleet conversion to electric or other
near zero-emission technologies. The activities committed in the two
subregions (Western Riverside COG and South Bay Cities COG) are
put forward as best practices that others can adopt in the future (See
Appendix: Vehicle Technology, for more information).

Consistent. The Azusa TOD Specific Plan would encourage
projects to provide convenient access to electric vehicle
charging stations for residents, businesses, and visitors to
plug-in and charge their electric vehicles.

Source: SCAG 2012–2035 RTP/SCS Chapter 4: Sustainable Communities Strategy, Table 4.7 - Clean Vehicle Technology Actions and Strategies
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Table 4.9-10
SCAG Regional Comprehensive Plan and Guide
Voluntary Local Government Best Practices
Statement of Consistency,
Non-Consistency, or Not Applicable

Voluntary Best Practices
RCP LU-4 Local governments should provide for new housing,
consistent with State Housing Element law, to accommodate their
share of forecast regional growth.

Consistent. The Azusa TOD Specific Plan would increase
housing options within the City, consistent with the State
Housing Element law and to better accommodate the City’s
share of forecast of regional growth.

RCP LU-6.1 Local governments should take a comprehensive
approach to updating their General Plans, keeping General Plans upto-date and providing progress reports on updates and
implementation, as required by law.

Consistent. The adoption of the Azusa TOD Specific Plan
would function as an update to the City’s General Plan and
Development Code, pursuant to Section 65450 et seq. of the
California Government Code. The Specific Plan would
update the allowed land uses and zoning within the plan
area and continue to implement the goals and policies of
the General Plan.

RCP LU-6.1 Developers and local governments should integrate
green building measures into project design and zoning such as
those identified in the US Green Building Council’s Leadership in
Energy and Environmental Design, Energy Star Homes, Green Point
Rated Homes, and the California Green Builder Program.

Consistent. The Azusa TOD Specific Plan supports and
encourages the sustainable design criteria as developed for
the US Green Building Council’s Leadership in Energy and
Environmental Design Neighborhood Development Rating
System (USGBC LEED-ND) process and provides guidance
for sustainable transportation planning and building
practices.

RCP LU-6.4 Local governments and subregional organizations
should develop adaptive reuse ordinances and other programs that
will enable the conversion of vacant or aging commercial, office, and
some industrial properties to housing and mixed-use with housing.

Consistent. The Azusa TOD Specific Plan includes a unique
and specific overlay within the Transition District that
allows for a neighborhood specialty market and food hall at
the historic Packing House to provide fresh produce to the
Azusa community; additionally, a guiding principle for the
District would encourage the protection and reuse of
existing single-family residences through allowable land
use opportunities for office, art and dance studios, livework, and other residentially compatible uses.

Source: SCAG Final 2008 Regional Comprehensive Plan, Land Use and Housing Action Plan, Constrained Policies.

As shown in Tables 4.9-4 through 4.9-10, the Azusa TOD Specific Plan would be consistent with SCAG’s
RTP/SCS and RCP. Thus, impacts at the regional level would be less than significant.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
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4.9.4

CUMULATIVE IMPACTS

Implementation of the project would result in an increase in density and land use development compared
to existing conditions. Under the Specific Plan, the development of an additional 840 housing units,
150 new overnight accommodations/lodging rooms, 226,000 square feet of retail-commercial use, 84,000
square feet of service-commercial use, and 93,000 square feet of office space could occur.
In addition to be consistent with SCAG’s growth projections, each development project would undergo
the same project review process in order to preclude potential land use compatibility issues and planning
policy conflicts. Further, each project would be analyzed independent of other land uses, as well as
within the context of existing and planned developments to ensure that the goals, objectives, and policies
of the Azusa TOD Specific Plan are consistently upheld. Thus, cumulative impacts would be less than
significant.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
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