Environmental Impact Report
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3.0

PROJECT DESCRIPTION

3.1

PROJECT LOCATION AND SETTING

3.1.1

PROJECT LOCATION

The proposed California Grand Village Project (Project) is located within the City of Azusa (City), in
the eastern portion of Los Angeles County, approximately 27 miles northeast of Downtown Los
Angeles; refer to Exhibit 3-1, Regional Vicinity. The Site is located at the Azusa Greens Country Club
at 1100 North Todd Avenue (Assessor’s Parcel Number 8617-001-005) between West Sierra Madre
Avenue and 10th Street, east of North Todd Avenue. Specifically, the Site is at the locations of golf
holes 3, 4, 5, and 6; refer to Exhibit 3-2, Site Vicinity. The Site is divided into two areas: the 4.48-acre
California Grand Village Azusa Greens Specific Plan area (Specific Plan Area) at golf holes 3 and 6,
and a 14.88-acre portion of the Azusa Greens Country Club (Golf Course Reconfiguration Area),
specifically at golf holes 4 and 5. In total, the Site encompasses approximately 19.36 acres.

3.1.2

PROJECT SETTING (EXISTING CONDITIONS)

The 19.36-acre Site encompasses existing golf holes 3, 4, 5, and 6 of the Azusa Greens Country Club;
refer to Exhibit 3-2. Golf hole 3 plays from north to south along the eastern fairway parallel to North
Todd Avenue, adjacent to the Rain Bird Corporation. Golf hole 4 plays west to east on the northern
fairway parallel to 10th Street, adjacent to the Rain Bird Corporation. Golf hole 5 plays east to west
on the southern fairway parallel and adjacent to 10th Street. Lastly, golf hole 6 plays south to north
on the western fairway parallel and adjacent to North Todd Avenue. Overall, the Site is relatively flat
with gentle slopes and elevation ranging between 634 and 645 feet above mean sea level (msl). The
Site is presently developed as a golf course with mostly vegetative cover, grass fairways, several sand
traps, and ornamental trees and lighting lining both sides of each fairway. Golf course netting and
larger ornamental trees are also located along the Site perimeter to protect adjacent uses from stray
golf balls. No water features are present on this portion of the golf course.
A single concrete block restroom structure is located between the north/south holes (holes 3 and 6)
and the east/west holes (holes 4 and 5). Concrete paved golf cart paths are provided along the fairways
adjacent to North Todd Avenue, 10th Street, and Rain Bird Corporation.
Based on the City of Azusa General Plan (General Plan) Land Use Map, the Site is designated Open
Space (OS) within the West End Light Industrial District. Based on the City of Azusa Zoning Map
(Zoning Map), the Site is zoned Recreation (Rec).

SURROUNDING LAND USES
Surrounding land uses include a mixture of light industrial, recreation, and residential. The 4.48-acre
Specific Plan Area is bounded by West Sierra Madre Avenue, Azusa Greens Country Club, and
attached single-family residences (Rancho Azusa) to the north; light industrial uses (Rain Bird
Corporation) to the east; and North Todd Avenue and light industrial uses (Colorama Wholesale
Nursery) to the west. The 14.88-acre Golf Course Reconfiguration Area is bounded by light industrial
uses (Rain Bird Corporation) and multi-family residential uses (Le Med Apartment Homes) to the
north; attached single-family residences (Sierra Village) to the east; 10th Street and light industrial uses
to the south; and North Todd Avenue and light industrial uses (Lagunitas Brewing Company) to the
west.
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Source: Google Earth, 2018.
- Specific Plan Area
- Golf Course Reconfiguration Area
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3.2

BACKGROUND AND HISTORY

The Project area was developed in 1966 and the Azusa Greens Country Club has been in operations
since 1988. California Grand Villages Azusa, LLC (Project Applicant) has entered into an option
agreement with Azusa Greens Country Club, LLC to purchase the 4.48-acre Specific Plan Area to
construct an independent senior living community in the general area of existing golf holes 3 and 6.
In conjunction with the sale and development of the senior living community, Azusa Greens Country
Club, LLC has applied to realign golf holes 3, 4, 5, and 6 on the remaining 14.88-acre Golf Course
Reconfiguration Area to allow the Azusa Greens Country Club to retain its 18-hole, PAR 70, golf
course.

3.3

PROJECT CHARACTERISTICS

3.3.1

PROJECT DESCRIPTION

The proposed Project would involve two components: 1) development of the California Grand Village
Azusa Greens Specific Plan (Specific Plan) and 2) reconfiguration of the existing golf course.

CALIFORNIA GRAND VILLAGE AZUSA GREENS SPECIFIC PLAN
The proposed Specific Plan is a regulatory document and would provide a means for implementing
the General Plan for the Specific Plan Area. The policies and regulations contained in the proposed
Specific Plan would serve as the zoning for the property. The Specific Plan proposes a senior-living
residential community for seniors ages 62 and older (“Senior Village”); refer to Exhibit 3-3, Conceptual
Site Plan. The Specific Plan also provides goals and objectives, land use plan, development plan, design
guidelines, development standards, infrastructure plan, and implementation plan to guide
development of the property. The full Specific Plan is included as Appendix 11.2, California Grand
Village Azusa Greens Specific Plan, in this EIR.

Land Use Plan
The Specific Plan Area currently has a General Plan designation of Open Space and is zoned
Recreation. Adoption of the Specific Plan is accompanied by a General Plan Amendment that would
change the General Plan designation from Open Space to Specific Plan. In accordance with
Government Code Section 65451(a)(1), the Specific Plan must also establish land uses within the
Specific Plan Area.
The Specific Plan proposes a land use designation of Residential Care Facility for the Elderly (RCFE)
and would permit uses consistent with the definition of RCFE found in the City of Azusa Municipal and
Development Code (Municipal Code) and State licensing requirements.
RESIDENTIAL CARE FACILITY FOR THE ELDERLY (RCFE)
Municipal Code Section 88.070.020 includes the following definition of RCFE:
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A housing arrangement chosen voluntarily by the residents, or the residents’ guardians, conservators or other
responsible persons; where 75 percent of the residents are at least 62 years of age, or, if younger, have needs
compatible with other residents; and where varying levels of care and supervision are provided, as agreed to at
the time of admission or as determined necessary at subsequent times of reappraisal (definition from California
Code of Regulations Title 22, Division 6, Chapter 6, Residential Care Facilities for the Elderly). RCFE
projects may include basic services and community space.
RCFE projects include assisted living facilities (board and care homes), congregate housing, independent living
centers/senior apartments, and life care facilities as defined below.
1. Assisted Living Facility. A residential building or buildings that also provide housing, personal and
health care, as permitted by the department of social services, designed to respond to the daily, individual
needs of the residents. Assisted Living Facilities may include kitchenettes (small refrigerator, sink
and/or microwave oven) within individual rooms. Assisted Living Facilities are required to be
licensed by the California Department of Social Services, and do not include skilled nursing services.
2. Independent Living Center/Senior Apartment. Independent living centers and senior apartments and
are multi-family residential projects reserved for senior citizens, where common facilities may be
provided (for example, recreation areas), but where each dwelling unit has individual living, sleeping,
bathing, and kitchen facilities.
3. Life Care Facility. Sometimes called continuing care retirement communities, or senior continuum of
care complex, these facilities provide a wide range of care and supervision, and also provide health care
(skilled nursing) so that residents can receive medical care without leaving the facility. Residents can
expect to remain, even if they become physically incapacitated later in life. Life care facilities require
multiple licensing from the state department of social services, the state department of health services,
and the state department of insurance.

Development Plan
CONCEPTUAL SITE PLAN
A detailed conceptual site plan of the Senior Village is illustrated in Exhibit 3-3 and shows the
configuration of the Senior Village. The Senior Village would provide a maximum of 253 residences
consisting of 199 independent living residences, 28 assisted living suites, and 26 memory care suites.1
Table 3-1, Conceptual Suite Mix, provides a summary of the conceptual suite mix and sizes. While
primarily an independent living village, the limited assisted living and memory care suites would
provide continuing care as needed for either existing residents or others in need.

The number of independent living residences (199 units) is a maximum. The number of memory care and
assisted living residences may increase as necessary to accommodate aging in place conditions.
1

Public Review Draft | November 2018

3-6

Project Description

Environmental Impact Report
California Grand Village Project

Table 3-1
Conceptual Suite Mix
Type1

Number of Suites

Independent Living
Studio
1 Bedroom
1 Bedroom plus Den
2 Bedroom
3 Bedroom

Approximate Average Square
Footage of Each Suite
504
710
908
1,088
1,554

Subtotal

50
21
84
38
6
199
26
26

380

Subtotal

401
468

Subtotal
Total

20
8
28
253

Memory Care
Studio
Assisted Living
Studio
1 Bedroom

Note:
1. The mix of independent living residence sizes may change without restriction, provided the number of residences and the maximum
number of independent living residences does not change. Furthermore, the size of each unit may not be reduced below the
minimum specific in Section 6.3.3 of the Specific Plan.

In addition to the residences, the Senior Village would also provide amenities for residents and guests.
Planned amenities for the Independent Living portion of the Senior Village include, at a minimum:
·
·
·
·
·
·
·
·
·
·
·

Meals prepared by a central kitchen in a formal dining room;
A wine bar/outdoor patio on a roof deck;
Fitness rooms, with training staff and instructed classes available;
Outdoor pool and spa;
Outdoor deck/courtyard area with soft seating, fire pits, and umbrellas;
Day spa/wellness center facility;
Multipurpose meeting and activity rooms that provide for a range of activities, such as
computers, library, games, and music;
Movie theater;
Hair salon;
Outdoor common area, including patios, gardens, trails, a dog park, and passive landscaped
areas; and
Administrative and management offices, with on-site staff to provide concierge,
transportation, activities, and programming services.

The Assisted Living and Memory Care portions of the Senior Village would also include amenities on
a smaller scale, such as separate dining rooms, multipurpose rooms, and outdoor courtyards with
gardens.
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The Project would also install Minimum Efficiency Reporting Value (MERV) 13 filters in each
residential suite. MERV 13 filters are near the top of the filtration spectrum, just below hospitals and
clean room facilities, and is considered very high on the spectrum of residential filtration systems.
MERV 13 filters capture diesel particulate matter, oil smoke, tobacco smoke, and soot, as well as
biological pollutants, such as pollen, mold spores, dust mite allergens, bacteria, and pet dander.

Fire Master Plan
The Specific Plan Area is located outside of the Very High Fire Hazard Severity Zone (VHFHSZ)
designated by the California Department of Forestry and Fire (CAL FIRE); therefore, the threat from
wildfire is minimal and no fuel modification is required. However, given the size of the proposed
structure and age of occupants, fire safety measures provide a key component to building design. A
Fire Master Plan has been prepared and approved by the Los Angeles County Fire Department (under
contract with the City of Azusa to provide fire protection services). The Fire Master Plan is shown
on Specific Plan Figure 13, Fire Master Plan. Key components of the Fire Master Plan include the
following:
·

Fire access along the south and east sides of the Senior Village structure. The minimum fire
access road is 28 feet wide without encroachments or obstructions. The Fire Master Plan
demonstrates the setback of the fire access road would be sufficient for aerial ladder truck
access to the roof of the four-story structure.

·

Fire access turn-around is provided on the east side of the structure by a hammerhead that
complies with Los Angeles County Fire Department standards.

·

The perimeter exterior building walls are designed to be reached within 150 feet from a fire
truck parked either on adjacent streets or the fire access road.

·

Access to the interior courtyard with the outdoor pool would be provided by two fire access
pathways, one from North Todd Avenue and one from West Sierra Madre Avenue. The fire
access pathways would be crossed with a bridge made of non-combustible materials for
second and third floor resident access.

·

Two standpipes with hose racks would be located at the entry to the courtyard. The standpipes
and hose racks would provide access to all parts of the interior courtyard to satisfy the 150foot hose length requirement.

·

Ladder pads around the exterior, which consist of landing pads of competent ground surface
and limited vegetation, would facilitate placement of ladders to upper stories.

·

Fire hydrants surrounding the property would provide sufficient fire flow.

·

The gate on the fire access road would include override technology, such as Knox technology.

·

All portions of the structure, per Municipal Code requirements, would be equipped with fire
sprinklers.
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Grading Plan
The Specific Plan Area is generally level with a mild slope from north to south; however, some grading
is required to accommodate the building design; refer to Exhibit 3-4, Conceptual Grading Plan. The
conceptual building design finished floor elevation is proposed to be approximately 639.5 feet above
msl. The highest point within the Specific Plan Area is in the northeast corner adjacent to West Sierra
Madre Avenue. The property to the east (Rain Bird Corporation) sits at a higher elevation than the
Specific Plan Area; therefore, retaining walls of up to four feet tall would be constructed along nearly
the entire eastern Specific Plan Area boundary.
The northern and southern ends of the Senior Village would need to be balanced and geotechnical
remediation is anticipated to require five to seven feet of over-excavation and removal of large
boulders and rocks. The large boulders and rocks and existing vegetation and organic matter would
be hauled off-site as part of Site preparation efforts. Overall, 1,500 cubic yards of fill material would
be imported.

Circulation Plan
STREET IMPROVEMENTS
The Specific Plan Area is bound by two streets: West Sierra Madre Avenue to the north and North
Todd Avenue to the west. 10th Street is located south of the Specific Plan Area and borders the
southern boundary of the Golf Course Reconfiguration Area.
·

West Sierra Madre Avenue is designated as a secondary arterial in the General Plan and is a
four-lane, east-west, divided roadway directly north of the Specific Plan Area. West Sierra
Madre Avenue has a 100-foot right-of-way, incorporating an 84-foot roadway.

·

North Todd Avenue is designated as a secondary arterial in the General Plan and is a fourlane, north-south, undivided roadway directly west of the Specific Plan Area. North Todd
Avenue has an 80-foot right-of-way, that includes a 58- to 64-foot roadway.

·

South of the Specific Plan Area, 10th Street is undesignated in the General Plan, but is a twolane, east-west, undivided roadway with a 60-foot right-of-way, incorporating a 40-foot curb
to curb roadway width.

The following roadway improvements are proposed in conjunction with implementation of the
Specific Plan:
·

West Sierra Madre Avenue
- Repair/replace curb and gutter as necessary;
- Construct a new curb-adjacent six-foot wide sidewalk along the southern side of West
Sierra Madre Avenue with street trees spaced 30 feet from the center within the
existing right-of-way; and
- Construct a new Americans with Disabilities Act (ADA)-compliant access ramp and
landing pad for the crossing of West Sierra Madre Avenue east of the intersection with
North Todd Avenue.
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·

North Todd Avenue
- Replace curb and gutter;
- Sign or paint the curb from West Sierra Madre Avenue to North Todd Avenue with
“No Parking;”
- Restripe North Todd Avenue to provide a 12-foot wide center turn lane, 11-foot
interior through lanes, and 14-foot curb lanes (required as part of Mitigation Measure
TRA-1; refer to Section 5.8, Traffic and Circulation);
- Construct a six-foot wide sidewalk adjacent to North Todd Avenue from West Sierra
Madre Avenue to 10th Street;
- Provide curb-cut driveways at the main entrance and the secondary emergency and
delivery access to the Senior Village; and
- Place removable bollards at the proposed sidewalk entries to prevent golf carts from
using the sidewalks, while still maintaining ADA accessibility on the sidewalk.

·

10th Street
- Construct a six-foot wide sidewalk along the north side of 10th Street along the golf
course frontage.

ACCESS AND ENTRY
Vehicular access to the Senior Village would be provided at two entryways along North Todd Avenue.
A central entryway would open into a circular drop-off area with covered porte-cochère to provide
access to the main independent living residences, a secondary entry to the assisted living/memory care
residences, and the parking garage. The circular drop-off area would also accommodate valet parking
services for residents and guests. The main entry is not gated; however, access to the parking structure
would be gate-controlled.
A secondary emergency and delivery entryway would be provided along North Todd Avenue near the
southern boundary of the Senior Village. This accessway would serve as a fire lane, ending in a
hammerhead turnaround on the east side of the Senior Village. The access lane would be 28 feet wide
with adequate setbacks to accommodate fire ladder trucks that may serve the Senior Village. The
secondary accessway would also accommodate trash trucks and delivery service for food, linens, etc.
The secondary access driveway would be gated and managed by the on-site management and security
staff. In the unlikely event the gate is closed when a delivery or trash pick-up occurs, sufficient stacking
distance of over 53 feet would allow for emergency vehicles and delivery trucks to wait at the gate
without extending into the existing right-of-way of North Todd Avenue. A Knox box or equivalent
rapid entry system would be provided for emergency vehicle access. This secondary access is not
intended to serve residents or guests and would be signed accordingly.
PEDESTRIAN AND GOLF CART CIRCULATION
Pedestrian circulation would be provided both external and internal to the Senior Village. While the
Specific Plan Area is not adjacent to existing regional trails, a multi-purpose trail (walking and
bicycling) located north of West Sierra Madre Avenue at the intersection with North Todd Avenue
connects to the San Gabriel River Trail, which is a mountain-to-sea trail system.
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Additionally, development of the Senior Village in the proposed location requires an easement to allow
golf carts to pass through the Specific Plan Area to connect the existing golf holes 2 and 7 north of
West Sierra Madre Avenue with reconfigured golf holes 3 through 6 in the Golf Course
Reconfiguration Area.
As shown on Exhibit 3-5, Conceptual Pedestrian and Golf Cart Circulation Plan, the following components
comprise the pedestrian and golf cart network:
·

A new six-foot wide curb adjacent sidewalk within the southern right-of-way of West Sierra
Madre Avenue extending from North Todd Avenue to the eastern Specific Plan Area
boundary with street trees planted every 30 feet adjacent to the sidewalk;

·

A new six-foot wide curb adjacent sidewalk within the eastern right-of-way of North Todd
Avenue extending from West Sierra Madre Avenue to 10th Street, outside of the Specific Plan
Area, with street trees planted every 30 feet adjacent to the sidewalk;

·

Removable bollards and signage at the sidewalk entrances along North Todd Avenue to prevent
golf carts from using the sidewalks;

·

Internal walkways within the Senior Village with gated pedestrian access to West Sierra Madre
Avenue;

·

A new nine-foot wide golf cart path to accommodate two-way traffic, located outside of the
right-of-way and separated from the sidewalk by a vegetated fence, to provide connection
from West Sierra Madre Avenue to the golf course holes located south of the Specific Plan
Area;

·

Cart path crossing at West Sierra Madre Avenue to connect golf holes 2 and 7 north of West
Sierra Madre Avenue with golf holes 3, 4, 5, and 6 south of the Specific Plan Area;

·

All sidewalks ADA-compliant for width, gradient, and intersection crossings;

·

Class II bicycle lane on West Sierra Madre Avenue; and

·

A minimum of ten bicycle parking racks located in the garage outside of a designated parking
stall on the first level.

Parking Plan
The proposed central entryway would provide access to valet parking for residents and guests and the
gated parking garage. The multi-level parking structure would be predominantly surrounded by
residential suites and screened from the adjacent roadways. Three levels of covered and one partial
level of uncovered parking would be provided. The parking garage would provide both elevator and
direct access to the residential floors above.
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The parking plan would provide 253 parking spaces plus one loading space, of which 12 are specified
for handicap and three for van spaces. The parking structure would provide sufficient parking for
residents, staff, and guests based on Municipal Code Section 88.36.050, Number of Parking Spaces
Required and a parking study prepared for the project (Revised Parking Demand Analysis for the California
Grand Villages at Azusa Greens, dated August 9, 2018 and prepared by Linscott, Law & Greenspan,
Engineers). Resident parking spaces would be assigned by the operator based on size and location of
the residence. All but three spaces are provided in the proposed parking structure. The remaining
three parking spaces (one handicap and two general parking spaces) would be surface parking stalls
along the main entry drive.
Valet service is also proposed to accommodate guest and visitor parking. Residents would have the
option to use valet service in addition to self-parking in assigned spaces. All guests would utilize valet
service, which would occur at the main entry area and the cars would be valeted in the parking
structure. Employee self-parking would also occur within the parking structure. Tandem parking
spaces would be utilized for valet parking or residential parking (two tandem spaces assigned to one
residential unit). All access into the parking structure would be provided through transponder or other
key card access.

Design Guidelines
Community design, landscape, and architectural design guidelines are provided in Section 5.0, Design
Guidelines, of the Specific Plan. The guidelines are intended to provide direction and used in
conjunction with the development standards discussed below. The guidelines address a variety of
areas including, but not limited to, architectural style, massing and scale, landscaping, entries and
monuments, and art in public places.
ARCHITECTURAL STYLE
The architecture of the Senior Village is patterned after the Spanish Colonial Revival style, also
commonly known as the Santa Barbara architectural style. The buildings would have complementary
color shading to create visual articulation and interest. The architectural intent is to create a Senior
Village that feels like separate residences, but happens to be structurally attached; thus, providing the
residents with community living while maintaining independence. This goal is achieved through
architectural differentiation, human-scale elements, use of color, and complementary architecture.
Some architectural elements encouraged and listed in the Specific Plan include wood balconies with
metal rails; heavy exposed wood elements; rock or natural stone skirt at the base of exterior walls;
shallow pitched roofs with simple forms and flat concrete tiles; trim and accent windows and doors;
decorative window shutters; stone paneling and column accents; wood accent materials; and
decorative tiles.
MASSING AND SCALE
Massing and scale are fundamental principles that ensure individual elevation elements relate to one
another in a balanced and aesthetically pleasing way. Outdoor uses, such as individual patios and
balconies, or common area patios and gardens provide building separation, soften massing, increase
articulation to the structure, and reduce the scale of the structure to the human level. Architectural
elements would be incorporated into the Project to differentiate building massing and provide
articulation on the building elevations visible from public right-of-way. Architectural enhancements
to be used to help soften massing and scale of the structure, include, but are not limited to, window
Public Review Draft | November 2018
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enhancement using shutters and window trim; balconies and patios; Juliet balconies with metal railing;
and color and material enhancement where architectural style permits.
LANDSCAPING
The Preliminary Landscape Plan is described in detail under ‘Landscape Plan.’
ENTRIES AND MONUMENTS
Entry and monument signage would complement the architectural theme of the Senior Village with
natural materials as accents. Signage would be affixed to the front of the monument walls and
accented with up lighting and accent landscaping. Internal lighting would not be permitted.
Three signs are proposed to identify the Senior Village, one sign at the corner of West Sierra Madre
Avenue and North Todd Avenue and two signs, one on each side of the main North Todd Avenue
entry.
ART IN PUBLIC SPACES
Municipal Code Section 88.39, Art in Public Places Program, requires developments of the size of the
Project to incorporate public art into the Project design or pay in-lieu fees. The Project would
accommodate this requirement by payment of in-lieu fees.

Development Standards
The Specific Plan includes development standards for the proposed Senior Village in Section 6.3,
Development Standards, of the Specific Plan. Development standards address general Site development
for all uses within the Specific Plan Area, as well as standards specific to the RCFE land use including,
but not limited to, setbacks, building height, unit size, wall and fences, trash enclosures, and off-street
parking; refer to Table 3-2, Development Standards.
Table 3-2
Development Standards
Development Standard

Requirement

Minimum Building Setback
Maximum Building Height
Minimum Floor Area
Independent Living
Studio
1 Bedroom Unit
2 Bedroom Unit
3 Bedroom Unit
Assisted Living/Memory Care
Walls and Fences
Along eastern property line
Along adjoining properties
Along West Sierra Madre Avenue and North Todd Avenue
Walls with signage
Off-Street Parking
Public Review Draft | November 2018

3-15

10 feet (from property line to right-of-way)
45 feet (architectural features may extend to 58 feet)
400 square feet
675 square feet
800 square feet
975 square feet
350 square feet
15 feet maximum
8 feet maximum
42 inches maximum
7 feet maximum
1 parking space per unit
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Trash enclosures would be enclosed with block walls and lattice roof designed in a style
complementary to the Project’s Spanish Colonial Revival/Santa Barbara architectural style. The trash
enclosure is to be located in the southeastern portion of the Specific Plan Area, screened from
surrounding public streets and accessible from the Project’s fire access driveway along the southern
boundary of the Specific Plan Area.

Landscape Plan
The Senior Village is proposed to include outdoor spaces, such as walking paths, benches, gardens, a
dog park, and passive landscaped areas. Outdoor common areas would be in the interior and the
eastern portion of the Specific Plan Area to provide a sense of privacy and security.
The Preliminary Landscape Plan incorporates a variety of plant species to vary height, texture, and
color, while minimizing water demand; refer to Exhibit 3-6, Preliminary Landscape Plan. The circular
entry includes a place for a specimen tree to provide an iconic entry component. The remainder of
the plant palette consists of a variety of shrubs and grasses that introduce a range of colors and
textures. The plant palette considers water use and meets the City’s landscape ordinance in Municipal
Code Chapter 88.34 for water conservation. Very little turf grass is included in the plant palette;
however, grass is proposed at the dog park and along the walking path proposed east of the Senior
Village.
Interior gardens and planting areas include a wide range of species, as well as hardscape, benches, and
gathering areas. The interior courtyard consisting of the pool is dominated by hardscape including
patios, outdoor fireplace, and gathering areas near the pool. Plantings would consist of raised planters
and containers, patio trees, shrubs, and annuals. Similarly, the outdoor roof deck/patio consists of
planter boxes and containers for plant material.

Infrastructure Plan
WATER
The water service to the Site is served by Azusa Light and Water Department (ALWD). ALWD is a
municipal utility owned and operated by the City that provides water to Azusa residents. ALWD
obtains water from the Main San Gabriel Basin through pumping and surface diversion. Local water
sources are supplemented by water purchased from the Metropolitan Water District. Currently, water
is provided to the Site through existing 12-inch water lines located in West Sierra Madre Avenue and
North Todd Avenue. No reclaimed water is available within the City.
The proposed water system consists of a loop system with connections to existing 12-inch water lines
in both West Sierra Madre Avenue and North Todd Avenue and would be designed to City standards.
PRESSURE AND FIRE FLOW
An existing 12-inch water line in North Todd Avenue extends the entire length of the Specific Plan
Area and has sufficient capacity and pressure to serve the Site. Domestic and irrigation water service
would connect to the 12-inch water main with two-inch service lines.
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Two existing fire hydrants are located along North Todd Avenue and three planned fire hydrants
would be provided within the Specific Plan Area. A fire flow of 4,000 gallons per minute is required,
which would be achieved by an eight-inch looped private fire flow water line with connections at West
Sierra Madre Avenue and North Todd Avenue.
SEWER
The Site is located within the jurisdiction of the City and the Sanitation Districts of Los Angeles
County (LACSD) District 22. ALWD owns and maintains a network of sewer mains connecting to
LACSD District 22 trunk lines that convey flows to the San Jose Creek Reclamation Plant located in
the City of Industry and the Joint Water Pollution Control Plant in the City of Carson. Wastewater
generated from the Specific Plan Area and surrounding area is currently collected and conveyed
through an existing 8-inch sewer line that runs east/west, just south of the Rain Bird Corporation
property, where it connects to an existing 12-inch sewer line in North Todd Avenue. To service the
Senior Village, a new 8-inch sewer line would be extended north in North Todd Avenue to the Specific
Plan Area. The connection would occur at the entry to the Senior Village.
STORM DRAIN
No existing underground storm drain facilities are located on or adjacent to the Site. Existing runoff
sheet flows to the surrounding street curb and gutter and surrounding properties. Runoff currently
drains towards North Todd Avenue and is conveyed southerly, past 10th Street, where it flows easterly
into existing railroad right-of-way. Ultimately, flows discharge to the San Gabriel River west of the
Site.
Since underground storm drain facilities are absent from the Site vicinity, the stormwater collected
from the Senior Village would discharge to the existing curb and gutter along North Todd Avenue,
similar to existing condition. To treat the “first flush” and meet the Municipal Separate Storm Sewer
System Permit water quality requirements, all on-site stormwater would be conveyed through on-site
graded surface swales and an on-site storm drain system to a proprietary underground storage and
infiltration system.
Proposed storm drain improvements would include parkway culverts adjacent to drop inlets
connected to the proposed underground storage system. If the underground storage units completely
fill, the storm flows would flow out onto North Todd Avenue through a parkway culvert, where flows
would follow existing drainage patterns. Based on the requirements of the Los Angeles County Low
Impact Development Manual, the underground storage chambers are intended to completely store
and infiltrate the 85th percentile storm event (a majority of the storm events that occur). Any storm
flows in excess of this amount would discharge to the street curb and gutter.

Utility Plan
Electricity and gas services would be provided to the Specific Plan Area by ALWD and Southern
California Gas Company, respectively. Existing above-ground electric facilities are located along
North Todd Avenue. The above-ground facilities are located on the east side of North Todd Avenue
to a point approximately equal to the southern extent of the Rain Bird Corporation building, at which
point the above ground electrical lines cross North Todd Avenue to the west side and continue north
to West Sierra Madre Avenue. Development of the Senior Village would not interfere with the abovePublic Review Draft | November 2018
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ground electrical lines. Underground electric lines are also located within West Sierra Madre Avenue.
The Senior Village would connect to the existing electrical facilities in either North Todd Avenue or
West Sierra Madre Avenue, or both, with underground service. To provide electrical service to the
Senior Village, an additional underground electrical circuit would be installed from the existing substation on North Angelino Avenue.
Communication lines, such as Verizon and Charter Communications, follow the same alignment as
the electrical lines. Similar connections would be made to the Senior Village for communication
facilities. Natural gas is also available in both North Todd Avenue and West Sierra Madre Avenue
and the Senior Village would make underground connections at either one or both locations.

GOLF COURSE RECONFIGURATION
As stated above, the second component of the Project is a reconfiguration of the 14.88-acre Golf
Course Reconfiguration Area, which would be processed under a separate application with the City.
To accommodate the Senior Village, the Golf Course Reconfiguration Area would be reconfigured to
accommodate four golf holes (golf holes 3, 4, 5, and 6) instead of the two existing golf holes (golf
holes 4 and 5); refer to Exhibit 3-3. While the overall yardage of golf play over these four holes would
be slightly reduced, the par would remain 70 for the overall Azusa Greens Country Club golf course.
The reconfiguration of the golf course would require the relocation of tee boxes, greens, and obstacles.
An existing restroom building between golf holes 3 and 4 would be relocated approximately 150 feet
to the south. New cart paths would be constructed, and trees would be removed and planted to
accommodate the reconfiguration of the four golf holes. A minor amount of contour grading would
be required to reconfigure the golf holes.
The overall pattern of golf play would remain similar to the existing conditions. Golfers currently
cross over West Sierra Madre Avenue from north to south to play the four holes that encompass the
Site (golf holes 3, 4, 5, and 6). After completing the four holes, golfers cross back over West Sierra
Madre Avenue from south to north to continue play. The same pattern would occur with
implementation of the proposed Project. Access between the golf holes to the north of West Sierra
Madre Avenue and the four reconfigured golf holes south of the Senior Village would occur along a
10-foot wide combination cart path and sidewalk located adjacent to North Todd Avenue. An existing
striped cross walk at the stop-controlled West Sierra Madre Avenue and North Todd Avenue
intersection would continue to provide a safe location for pedestrian/golf cart crossing.
Golf course safety would continue to be evaluated by the Azusa Greens Country Club operator. As
shown on Exhibit 3-3, netting to restrain errant golf balls is currently located between the golf course
and the Le Med Apartment Homes and the Rain Bird Corporation building. The reconfiguration of
the golf course would require additional barrier netting at the following reconfigured golf hole
locations:
·

Golf Hole 3: Approximately 40 linear feet of new netting with a minimum height of 40 feet at
the southwest corner of the Rain Bird Corporation property, adjacent to the golf hole 3 green;

·

Golf Hole 4: Approximately 150 linear feet of new netting with a minimum height of 30 feet
along the eastern Golf Course Reconfiguration Area boundary, east of golf hole 4, to protect
the surrounding residences to the east;
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·

Golf Hole 5: Approximately 350 linear feet of new netting with minimum heights ranging from
40 to 60 feet along the southern Golf Course Reconfiguration Area boundary, adjacent to 10th
Street, to protect parked cars and pedestrians from errant golf balls teed off from golf hole 5;
and

·

Golf Hole 6: Approximately 100 linear feet of new netting with a minimum height of 30 feet
along the western Golf Course Reconfiguration Area boundary, adjacent to the golf hole 6
green and North Todd Avenue.

Existing dense vegetation, including trees and large shrubs would be preserved along North Todd
Avenue and 10th Street to screen the golf course and trap errant balls.

Infrastructure
No major infrastructure changes are proposed as part of the golf course reconfiguration. An existing
restroom between golf holes 3 and 4 connects to the 8-inch sewer line that runs east/west just south
of the Rain Bird Corporation property. The restroom would be relocated and reconstructed
approximately 150 feet to the south and would rely on a similar connection to the existing 8-inch
sewer line. Additionally, no changes to stormwater runoff patterns are anticipated in the Golf Course
Reconfiguration Area.

3.4

GOALS AND OBJECTIVES

Pursuant to CEQA Guidelines Section 15124(b), the EIR project description must include “[a]
statement of objectives sought by the proposed project…The statement of objectives should include
the underlying purpose of the project.” The following Project objectives are established for the
proposed Project:
1. Provide senior housing within Azusa;
2. Provide housing within Azusa that would help the City meet Regional Housing Needs
Allocation (RHNA) requirements detailed in the City of Azusa 2014-2021 Housing Element;
3. Provide an amenity-rich, luxurious lifestyle residential community;
4. Integrate development within the Specific Plan Area with existing and future surrounding
development;
5. Create a design that ensures attractive architecture for buildings, outdoor spaces, landscaping,
and establishes a distinct yet harmonized look and feel;
6. Develop a residential community that provides fiscal benefit to the City, whereby revenues
from the new community exceed public expenditures needed to serve and maintain the
community;
7. Provide public infrastructure improvements required to support the land uses envisioned
under the Specific Plan; and
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8. Provide continued connectivity for golf play between golf holes 2 and 7 north of West Sierra
Madre Avenue and golf holes 3 through 6 south of West Sierra Madre Avenue.

3.5

PHASING/CONSTRUCTION

The proposed Project is expected to be completed in the following four consecutive phases over 24
months:
·

Phase 1: Reconfiguration of the golf course to occur over three months;

·

Phase 2: Site preparation, grading, and installation of underground utilities for the Specific
Plan Area to occur over three months;

·

Phase 3: Vertical construction of the Senior Village and parking structures to occur over 15
months; and

·

Phase 4: Installation of landscaping, signage, and fencing to occur over three months.

3.6

AGREEMENTS, PERMITS, AND APPROVALS

The City of Azusa is the Lead Agency for the Project and has discretionary authority over the Project
proposal.

CALIFORNIA GRAND VILLAGE AZUSA GREENS SPECIFIC PLAN
The proposed Specific Plan includes a request for the following entitlements:
·

Adoption of the California Grand Village Azusa Greens Specific Plan;

·

Approval of a General Plan Amendment (to change the land use designation from Open Space
to Specific Plan);

·

Approval of a Zone Change (to change zoning from Recreation to Specific Plan);

·

Approval of a Tentative Tract Map (to subdivide the property to create the 4.48-acre parcel
for development of the Senior Village); and

·

Design Review (to evaluate the Senior Village for consistency with the permitted uses,
development/design standards, and requirements per the proposed California Grand Village
Azusa Greens Specific Plan).
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GOLF COURSE RECONFIGURATION
The proposed golf course reconfiguration includes a request for the following entitlements:
·

Approval of the golf course reconfiguration plan;

·

Approval of a Tentative Tract Map (to subdivide the property to separate the 4.48-acre
Specific Plan Area from the Golf Course Reconfiguration Area); and

·

Design Review (to evaluate the proposed golf course reconfiguration plan for consistency with
the Municipal Code).

Ministerial permits, such as grading and building permits would be required for both development of
the Specific Plan and Golf Course Reconfiguration Area.
Responsible and Trustee Agencies and other entities that may use this EIR in their decision-making
process or for informational purposes include, but may not be limited to, the following:
·
·
·
·
·
·

Azusa Light and Water Department;
Los Angeles Regional Water Quality Control Board;
California Department of Conservation;
California Department of Transportation;
California Department of Toxic Substances Control; and
South Coast Air Quality Management District.
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