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HELIX 
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4.11-5 

California Building Code 

The CBC sets forth building design and construction requirements relating to fire and life safety, 
structural safety, and access compliance. Title 24, Part 2, Section 1206, Sound Transmission, requires 
interior noise levels in habitable rooms not to exceed 45 dB. The 45 dB requirement may be measured 
as either the LDN or CNEL, as used in the applicable general plan noise element.  

4.11.2.2 Local Regulations 

Azusa General Plan 

Chapter 5, Natural Environment, of the Azusa General Plan focuses on the natural environment, 
including noise (City 2004a). The following goals, policies, and implementation programs related to noise 
are applicable to the proposed Project.  

Goal 1. Maintain community noise levels that meet health guidelines and allow for a high quality of life. 

Policy 1.1. Integrate noise considerations in the City’s land use planning and project approval process. 

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

N1. Noise as an Evaluation Factor for New Developments: Include noise impacts as an evaluation factor 
in the consideration of the siting, design and construction of new residential, commercial, industrial 
developments or public/semipublic facilities such as parks, schools, convalescent homes, assisted living 
facilities and hospitals. (Table N-1 [reproduced below as Table 4.11-2, Land Use Compatibility for 
Community Noise Environments]). 

N4. Address Noise Sensitive Land Uses: Noise sensitive uses are to be specifically addressed in decisions 
affecting the location of commercial, institutional, and industrial land uses or activities that typically 
generate excessive noise. 

N10. Use Noise Contour Maps to Determine Acceptable Noise Levels for Development: If new 
development is proposed for an area shown on Noise Element Contour Maps to be within the 
“Conditionally Acceptable,” “Normally Unacceptable,” or “Clearly Unacceptable” noise range for the 
proposed land use (as shown in Table N-1 [reproduced as Table 4.11-2, below]), require acoustical 
analysis and implementation of provisions to reduce exposure to noise, such as window to reduce 
exposure to noise, such as window glazing and other forms of sound insulation. 

N12. Acoustical Analysis for Commercial, Institutional, and/or Industrial Adjacent Development: 
Require an acoustical analysis for commercial, institutional, or industrial developments that directly 
adjoin an existing residential use or residential zone. 
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Table 4.11-2 
LAND USE COMPATIBILITY FOR COMMUNITY NOISE ENVIRONMENTS 

 Exterior Noise Exposure (CNEL) 
Land Use Category 50-55 55-60 60-65 65-70 70-75 75-80 80+ 

Residential – Low Density Single  
    

   
Family, Duplex, Mobile Homes        
        
        
Residential – Multiple Family         
        
        
        
Transient Lodging – Motels,  

    
   

Hotels        
        
        
Schools, Libraries, Churches,  

    
   

Hospitals, Nursing Homes        
        
        
Auditoriums, Concert Halls,  

    
   

Amphitheaters        
Sports Arena, Outdoor Spectator  

    
   

Sports        
Playgrounds, Neighborhood Parks 

    
   

        
        
Golf Courses, Riding Stables,  

    
   

Water Recreation, Cemeteries        
        
Office Buildings, Businesses,  

    
   

Commercial, and Professional        
        
Industrial Manufacturing,  

    
   

Utilities, Agriculture        
        
Normally Acceptable1 Conditionally Acceptable2 Normally Unacceptable3 Clearly Unacceptable4 

Source: City 2004a 
1  Normally Acceptable: Specified land use is satisfactory based upon the assumption that any buildings involved are of normal 

conventional construction, without any special noise insulation requirements. 
2 Conditionally Acceptable: New construction or development should be undertaken only after a detailed analysis of the noise 

reduction requirements is made and noise insulation features included in the design. Conventional construction, but with 
closed windows and fresh air supply systems or air conditioning will normally suffice. Outdoor environment will seem noisy. 

3 Normally Unacceptable: New construction or development should generally be discouraged. If new construction does 
proceed, a detailed analysis of the noise reduction requirements must be made with needed noise insulation features 
included in the design. Outdoor areas must be shielded. 

4 Clearly Unacceptable: New construction or development should generally not be undertaken. Construction costs to make 
the indoor environment acceptable would be prohibitive and the outdoor environment would not be usable. 

CNEL = Community Noise Equivalent Level 
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Azusa Municipal Code 

Azusa Municipal Code Chapter 46, Article IX, Division 2, Noise Standards, contains the majority of the 
City’s policies related to noise generation. Additional noise standards for 24-hour limits on noise 
generation (LDN) are contained in Azusa Municipal Code Section 88.31.020 within the Development 
Code. These Azusa Municipal Code sections related to noise that would be applicable to the Project are 
discussed below. 

Exterior Noise Standards 

Azusa Municipal Code Section 46-404 assigns noise zones to properties by land use. Residential 
properties are assigned Noise Zone 1, and industrial properties are assigned Noise Zone 4. Azusa 
Municipal Code Section 46-405 establishes exterior noise standards by Noise Zone, as shown in Table 
4.11-3, Exterior Noise Standards. 

Table 4.11-3 
EXTERIOR NOISE STANDARDS 

Noise Zone Noise Level Time Period 
1 55 dBA 7:00 a.m.-10:00 p.m. 
1 50 dBA 10:00 p.m.- 7:00 a.m. 
2 55 dBA Anytime 
3 60 dBA Anytime 
4 70 dBA Anytime 

 
According to Azusa Municipal Code Section 46-406, it is unlawful for any person at any location in the 
City to create any noise, or to allow the creation of any noise on property owned, leased, occupied, or 
otherwise controlled by such person, which causes the noise level when measured on any residential, 
public institutional, professional, commercial or industrial property, either within or without the City, to 
exceed the applicable noise standards: 

(1) For a cumulative period of more than 30 minutes in any hour; 

(2) Plus five dBA for a cumulative period of more than 15 minutes in any hour; 

(3) Plus ten dBA for a cumulative period of more than five minutes in any hour; 

(4) Plus 15 dBA for a cumulative period of more than one minute in any hour; or 

(5) Plus 20 dBA for any period of time. 

Standards for the generation of interior noise are provided in Sections 46-407 and 46-408 of the Azusa 
Municipal Code. 

Construction Noise 

Azusa Municipal Code Section 46-409, Construction, establishes limits on the hours of construction to 
allow construction schedules to take advantage of the weather and normal daylight hours, and to 
ensure that nearby residents, as well as nonresidential activities, are not disturbed by early morning or 
late night construction activities, including potential sources of light or glare. As specified in this section, 
construction is generally permitted Monday through Saturday, 7:00 a.m. to 6:00 p.m. Extended 
construction hours and workdays may be allowed by the review authority.  

I 
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Development Code Noise Standards 

Chapter 88.31, Operational Standards, of the Azusa Municipal Code establishes operational standards. 
Azusa Municipal Code Section 88.31.010 states: “[t]his chapter provides standards that regulate various 
aspects of the operation of an approved land use, for the protection of public health, safety, and 
welfare.” As such, the following standards from Azusa Municipal Code Section 88.31.020, within the 
Development Code, apply to operational noise sources: 

1. Noise Level Limitations. No use, activity, or process within the City shall generate noise in excess 
of the levels identified by Tables 3-3 [reproduced below as Table 4.11-4, Maximum Allowable 
Noise Level by Receiving Land Use] and 3-4 [reproduced below as Table 4.11-5, Noise Standards 
for Short-Duration Events Near Residential Areas], as the noise is measured at the property line 
of a noise sensitive land use identified in Tables 3-3 and 3-4. 

a. If the measured ambient noise level exceeds the applicable noise level standard in any 
category shown in Table 3-3 [reproduced below as Table 4.11-4], the applicable 
standards shall be adjusted to equal the ambient noise level. 

b. If the intruding noise source is continuous and cannot reasonably be discontinued or 
stopped to allow measurement of the ambient noise level, the noise level measured 
while the source is in operation shall be compared directly to the applicable noise level 
standards identified in Table 3-3 [reproduced below as Table 4.11-4]. 

Notwithstanding the above requirements, no person shall allow or cause the generation of any 
noise of a type, volume, pitch, tone, repetition, or duration that would be found to be a 
nuisance by a reasonable person beyond the boundaries of the property where the noise is 
generated. 

Table 4.11-4 
MAXIMUM ALLOWABLE NOISE LEVEL BY RECEIVING LAND USE 

Noise Sensitive Land Use Outdoor Activity 
Areas1, 2 (dBA LDN) 

Interior Spaces 
(dBA LDN) 

Interior Spaces 
(dBA LEQ) 

Residential 65 45 N.A. 
Transient Lodging 65 45 N.A. 
Hospitals, extended care 65 45 N.A. 
Theater, auditorium *3 45 35 
Meeting facility, public or private 65 45 40 
Offices 65 45 45 
School, library, museum 65 45 45 
Playground, park 70 N.A. N.A. 

1 Where the location of outdoor activity areas is unknown, the exterior noise level standard shall be applied to the property 
line of the receiving land use. 

2 Where it is not possible to reduce noise in outdoor activity areas to 65 dB LDN/CNEL or less using a practical application of 
the best-available noise reduction measures, an exterior noise level of up to 70 dB LDN/CNEL may be allowed provided that 
available exterior noise level reduction measures have been implemented and interior noise levels are in compliance with 
this table. 

3 Subject to an acoustical analysis in compliance with subsection C.2. 
dBA = A-weighted decibel; LDN = Day Night sound level; LEQ = time-averaged noise level; N.A. = not applicable. 

I I 
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Table 4.11-5 
NOISE STANDARDS FOR SHORT-DURATION EVENTS NEAR RESIDENTIAL AREAS 

Sound Level 
Maximum Allowable Level 

Day/Evening  
(7 a.m. to 10 p.m.)1 

Maximum Allowable Level 
Night  

(10 p.m. to 7 a.m.)1   

Hourly LEQ (dBA) 50 45 
Maximum Level (dBA) 70 65 
Maximum Level for Impulsive Noise (dBA) 65 60 

1 If the offensive noise contains a steady, audible tone (e.g., a screech or hum), is a repetitive noise (e.g., hammering), or 
contains speech or music, the maximum allowable sound level shall be reduced by five dBA. 

dBA = A-weighted decibel; LEQ = time-averaged noise level. 

2. Acoustical Analysis Required. Where the director determines that a proposed project may generate 
noise in excess of any limit established by Table 3-3 [reproduced above as Table 4.11-4], and/or 
where the use may generate noise in outdoor areas in excess of 60 dBA, the land use permit 
application for the use shall include an acoustical analysis by a qualified professional approved by 
the director. 

a. Contents. The analysis shall determine the potential for stationary source noise impacts to 
neighboring land uses, include field measurements to determine more precise locations for 
existing and projected future noise levels (based on traffic projections in the circulation element 
of the general plan or as otherwise accepted by the City), and recommend appropriate 
mitigation measures. 

b. Preferred Mitigation Measures for Receptor Sites. When development is subject to high noise 
levels requiring mitigation, the following measures shall be considered and preference shall be 
given where feasible in the following order: 

(1) Site layout, including setbacks, open space separation and shielding of noise sensitive 
uses with non-noise-sensitive uses; 

(2) Acoustical treatment of buildings; or 

(3) Structural measures such as constructed of earth berms and/or wood or concrete 
barriers; provided that no sound wall shall be located adjacent to a public street. 

Other Noise Standards 

Additional sections of the Azusa Municipal Code related to potential noise generated by the Project are 
reproduced below. 

Section 46-411. - Limitation on truck deliveries 

Truck deliveries to a commercial or industrial parcel adjacent to a conforming residential use shall be 
limited to the hours between 7:00 a.m. and 7:00 p.m., unless the director authorizes other delivery 
times based on the determination that there is either no feasible alternative, or there are overriding 
transportation and traffic management benefits to scheduling deliveries at night. 
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Section 46-413. – Exemptions. 

The following activities shall be exempt from the provisions of this chapter: 

(1) School bands, school athletics, and school entertainment events, provided such events are 
conducted on school property or authorized by the City; 

(2) Activities otherwise lawfully conducted in public parks, public playgrounds, and public or private 
school grounds; 

(3) Any mechanical device, apparatus, or equipment used, related to or connected with emergency 
machinery, vehicle, or work; 

(4) Noise sources associated with construction, repair, remodeling, or grading of any real property; 
provided a permit has been obtained from the City; and provided said activities take place 
between the hours enumerated in section 46-409. 

(5) Noise sources associated with the maintenance of real property provided said activities take 
place between the hours of 8:00 a.m. and 8:00 p.m. on any day except Sunday or between the 
hours of 9:00 a.m. and 5:00 p.m. on Sunday or a federal holiday; 

(6) Noise sources associated with the authorized collection of solid waste. 

(7) Any activity or equipment to the extent that design regulation thereof has been pre-empted by 
state or federal laws. 

4.11.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential noise impacts are based on Appendix G of the CEQA 
Guidelines. A significant impact to noise could occur if implementation of the proposed Project would: 

a) Generate a substantial temporary or permanent increase in ambient noise levels in the vicinity 
of the Project in excess of standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies; 

b) Generate excessive ground-borne vibration or ground-borne noise levels; or 

c) For a Project located within the vicinity of a private airstrip or an airport land use plan or, where 
such a plan has not been adopted, within two miles of a public airport or public use airport, 
expose people residing or working in the Project area to excessive noise levels. 

The determination of significance for threshold a is related to standards established in the Azusa 
Municipal Code and General Plan. Per Azusa Municipal Code Section 46-413, construction noise is 
exempt from the Azusa Municipal Code noise limits provided a permit has been obtained from the City 
and construction activities take place between the hours of 7:00 a.m. and 6:00 p.m. Monday through 
Saturday (except on City-recognized holidays). Conditions of approval would be required to allow Project 
construction activity (concrete pours) outside of these hours. Chapter 88.31 of the Azusa Municipal 
Code contains operational standards for land development and does not apply to Project construction 
activities. Because the Azusa Municipal Code does not contain quantitative standards applicable to 
construction noise levels, construction noise would be potentially significant if it would exceed levels set 
by the National Institute for Occupational Safety and Health (NIOSH; 29 CFR 1926, Subpart D, 
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Section 1956.52) for the protection of construction workers without personal hearing protective 
equipment—90 dBA LEQ (8-hour), measured at any off-site NSLU.  

In addition, CEQA case law establishes that a project’s noise impact analysis must consider the increase 
in ambient noise levels (King and Gardiner Farms v. County of Kern). Neither the City nor any state 
regulatory agency have established criteria for determining the significance of an increase in ambient 
noise levels resulting from temporary and short-term construction noise. Therefore, temporary Project 
construction noise measured at off-site NSLUs would be significant if it would result in a perceived 
doubling of loudness, estimated to be an increase of 10 dBA above exterior ambient noise levels 
(Caltrans 2013). This threshold provides a reasonable balance between the need to operate noise 
generating equipment for most temporary construction activities and the desire to protect NSLUs from 
temporary disturbances. 

Noise generated on the Project site during operations would be significant if it would generate exterior 
noise levels exceeding 55 dBA LEQ daytime (7:00 a.m. to 10:00 p.m.) or 50 dBA LEQ nighttime (10:00 a.m. 
to 10:00 p.m.) measured at a residential property line; or exceeding 70 dBA LEQ at any time measured at 
an industrial property line. Noise generated on the Project site would also be significant if it would 
generate exterior noise levels of 65 LDN measured at a residential property line. 

As described above, CEQA case law requires consideration of the increase in ambient noise levels 
resulting from a project. The City has not established standards for determining the significance of 
permanent increases in ambient noise resulting from a development project. Therefore, the standards 
of significance used in this analysis for operational noise are based on recommendations from the 
Federal Interagency Committee on Noise (FICON). These thresholds for acceptable increases in ambient 
noise levels are based on human reactions to aircraft noise but are equally applicable to human 
reactions to changes in urban ambient noise levels. Impacts would be significant if the Project’s 
contribution to existing ambient noise levels, measured at ground level within an NSLU, would result in 
(FICON 1992):  

• An increase of 5 dBA or more where the existing ambient noise level is less than 60 CNEL; or 
• An increase of 3 dBA or more where the existing ambient noise level is between 60 and 65 CNEL; 

or 
• An increase of 1.5 dBA or more where the existing ambient noise level is more than 65 CNEL. 

The City has not adopted thresholds of significance for ground-borne vibration. Therefore, based on 
guidance from the FTA, ground-borne vibration would be potentially significant if the Project would 
generate vibrations that exceed the architectural damage potential criteria for non-engineered timber 
and masonry buildings of 0.2 inch per second PPV, for continuous/frequent intermittent construction 
sources (such as impact pile drivers, vibratory pile drivers, and heavy construction equipment; FTA 
2018). In addition, ground-borne vibration which would occur at night would be potentially significant if 
the Project would result in ground-borne vibration which exceeds 75 VdB LV (the approximate barely 
perceivable threshold for occasional events) in buildings where people normally sleep (FTA 2018). 
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4.11.4 Methodology and Assumptions 

4.11.4.1 Noise Modeling Software 

Modeling of the exterior noise environment for this report was accomplished using Computer Aided 
Noise Abatement (CadnaA) version 2022. CadnaA is a model-based computer program developed by 
DataKustik for predicting noise impacts in a wide variety of conditions. CadnaA assists in the calculation, 
presentation, assessment, and mitigation of noise exposure. It allows for the input of Project-related 
information, such as noise source data, barriers, structures, and topography to create a detailed model, 
and uses the most up-to-date calculation standards to predict outdoor noise impacts. CadnaA traffic 
noise prediction is based on the data and methodology used in the Traffic Noise Model released by 
USDOT.  

The one-hour LEQ noise level is calculated utilizing peak-hour traffic and the model-calculated one-hour 
LEQ noise output is approximately equal to the CNEL when peak-hour traffic volumes are typical (around 
10 percent of ADT) (Caltrans 2013). Project construction noise was analyzed using the Roadway 
Construction Noise Model (USDOT 2008), which uses estimates of sound levels from standard 
construction equipment. 

4.11.4.2 Construction Noise Sources  

Construction activities required for the Project are described further in Section 4.2.4.1. The most 
intensive daytime use of heavy construction equipment would occur during site preparation (e.g., 
clearing and grubbing) and grading using typical earthmoving equipment, including dozers, excavators, 
graders, and scrapers. The most intensive nighttime use of heavy construction equipment would occur 
during concrete pouring for the Project’s industrial buildings and residential stacked flat buildings, when 
the primary noise source would be from a concrete pump truck and multiple concrete mixer trucks. 
Based on the methodology from the FTA’s Transit Noise and Vibration Impact Assessment Manual, 
equipment is assumed to operate at the center or centerline of the Project site, and the two noisiest 
pieces of construction equipment are assumed to operate concurrently in close proximity to each other 
(FTA 2018). 

Project construction truck hauling trips analyzed in the Noise and Vibration Technical Report were based 
on the truck trips anticipated based on modeling in the Air Quality and Greenhouse Gas Emissions 
analysis, as described in Section 4.2.4.1.  

4.11.4.3 Operational Noise Sources 

Anticipated operational noise sources for the industrial site would include trucks with backup alarms; 
TRUs; typically, a diesel-powered refrigeration unit mounted on the truck trailer or box; rooftop HVAC 
systems; rooftop-mounted refrigeration condenser units; and vehicular traffic. Anticipated operational 
noise sources for the residential site would include rooftop and ground-mounted HVAC systems and 
vehicular traffic. 
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Building Mechanical Equipment 

Industrial Site Building Mechanical Equipment 

This analysis assumes the Project would use one commercial-sized HVAC unit located on the rooftop of 
each building for the proposed office space. The unit used in this analysis is a Carrier 50PG 12-ton HVAC 
unit, which has a sound power level (SWL) of 80.0 dBA (Carrier 2008). The HVAC systems were assumed 
to be mounted on the industrial building roofs and would be surrounded by standard parapet walls 
approximately four feet in height. The Project would include stationary commercial-sized refrigeration 
units for the refrigerated warehouse space (up to five percent of the Project’s industrial building space). 
Six rooftop refrigeration condensers, one located on the roof of each industrial building and surrounded 
by standard parapet walls approximately four feet high, were assumed in the modeling. For this analysis, 
Hussman Proto-Air 3280 refrigeration systems were assumed, which have a SWL of 89.3 dBA when 
operating at the maximum speed of 1,150 revolutions per minute (Hussmann 2015).  

Residential Site Building Mechanical Equipment 

The Project would use one residential-sized HVAC unit for each apartment or duplex, with the air 
conditioning condenser located on the rooftop of the building or on the ground next to the building, and 
a commercial-sized HVAC unit located on the ground next to the proposed residential clubhouse. 
Specific details on planned HVAC units were not available at the time of this analysis. A typical system 
for multi-family building dwelling units would be a Carrier model 38BRC-024-34 2-ton split system, 
which has a sound power level rating of 76 dBA (Carrier 2005).  

Industrial Site Delivery Trucks  

Operation of the industrial site would involve diesel-powered heavy trucks for the delivery of goods and 
would be operational for 24 hours per day. According to the Project’s TIS, 88 one-way truck trips would 
occur each day, with 4 one-way truck trips during the peak hour entering or exiting the site (LLG 2024).  

Delivery trucks would access the industrial site via driveways on North Todd Avenue and West 10th 
Street. To be conservative, the modeling of peak hour noise assumed one delivery truck per hour for 
each of the six industrial buildings (six peak hour truck trips). Each truck was assumed to circulate on the 
Project site at an average speed of 10 mph, then reverse to a loading bay at 3 mph. Each truck was 
assumed to idle at the loading bay for the maximum allowable time of five minutes, in accordance with 
CCR Title 13, Section 2485. Truck noise typically emanates from three sources: the exhaust stack, the 
engine compartment, and the tire-pavement interface. For trucks circulating around the Project site, 
truck noise was modeled using FTA Traffic Noise Model road sources, which split noise between two 
heights: 5 feet and 12 feet (FTA 2024). These heights represent the engine noise and exhaust stack, 
respectively. At low speeds and when idling, truck engine noise dominates over other truck noise 
sources; therefore, noise from trucks idling at loading docks was modeled at a height of 5 feet (engine 
height) above ground (FTA 2024). 

Some trucks would generate noise from the use of TRUs. Specific TRU noise would vary from unit to 
unit. Typical noise from a TRU was modeled as producing 101.5 dBA SWL (RWDI Consulting Engineers and 
Scientists 2017). TRUs were modeled at an average height of 9.5 feet above ground, based on images of 
typical TRUs mounted on truck trailers (CARB 2025c). Only trucks transporting goods to and from the 
Project’s refrigerated warehouse space (five percent of the total Project warehouse space) would be 
anticipated to be equipped with an operating TRU. Because the location of the potential refrigerated 
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warehouse space within the Project building was unknown at the time of this analysis, the modeled 
truck going to each industrial building during the peak hour area was assumed to be equipped with an 
operating TRU (six TRUs operating on the site during the peak hour). Each TRU was assumed to operate 
at a 50 percent duty cycle during the analyzed peak noise hour. 

There are no state or federal regulations requiring on-road trucks to be equipped with backup warning 
devices. However, backup alarms are commonly used on delivery trucks due to safety/liability concerns. 
The most common truck backup alarm is a pulsing single tone, typically at one kHz. Recently, in response 
to noise complaints, backup alarms that produce a less intrusive pulsing broad-spectrum noise have 
been introduced. To be conservative, all trucks were assumed to be equipped with a traditional one kHz 
backup alarm, mounted on the back of the truck at a height of three feet. Backup alarms were modeled 
with typical noise levels of 109.7 dBA measured at a distance of four feet.  

Vehicular Traffic 

Modeled traffic noise from the roadways in the Project vicinity was based on PM peak hour volumes 
provided by the Project’s TIS (LLG 2024). The mix of cars and trucks on the analyzed roadways was not 
provided in the TIS. Therefore, all analyzed road segments were assumed to carry a mix typical of 
suburban areas: 96 percent cars and light trucks, 3 percent medium trucks, and 1 percent heavy-duty 
trucks. Project-affected road segments were modeled assuming all vehicles traveling at the posted 
speed limit of 40 mph for Todd Avenue and Sierra Madre Avenue, and 35 mph for West Foothill 
Boulevard, Vernon Avenue, North San Gabriel Avenue, and North Azusa Avenue. Traffic noise modeling 
does not account for reductions in noise levels due to terrain or structures. 

4.11.5 Impact Analysis 

4.11.5.1 Increase in Ambient Noise Levels 

Would the Project generate a substantial temporary or permanent increase in ambient noise levels in the 
vicinity of the Project in excess of standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies? 

Temporary Construction Noise 

Construction Off-Road Equipment 

Construction of the Project would require the use of heavy off-road equipment for site clearing, grading, 
installation of underground utilities/infrastructure, construction of new buildings, and paving. The 
magnitude of noise generated would depend on the type of construction activity, equipment, duration 
of each construction phase, distance between the noise source and receiver, and any intervening 
structures. Construction would generate elevated noise levels that may disrupt NSLUs in the area. As 
described above, the closest existing NSLUs to the industrial site are multi-family residential properties 
east and northeast of the southeast corner of the industrial site. The closest existing NSLUs to the 
residential site are single-family residential properties adjacent to its western property line. 

Heavy off-road construction equipment would not all operate at the same time or location and would 
not be in constant use during a typical 8-hour operating day. Further, not all pieces of equipment would 
be used near off-site residential property lines. The most intensive daytime use of heavy construction 
equipment would be from earth-moving activities during grading. The most intensive nighttime use of 
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heavy construction equipment would be from concrete pouring. As described above, based on FTA 
guidance, the construction noise analysis assumes equipment operates at the center of the Project site 
and the two noisiest pieces of construction equipment operate concurrently in close proximity to each 
other The results of the hourly average construction equipment noise levels calculated using the 
Roadway Construction Noise Model are compared to the NIOSH threshold in Table 4.11-6, Construction 
Equipment Hourly Average Noise Levels.  

Table 4.11-6 
CONSTRUCTION EQUIPMENT HOURLY AVERAGE NOISE LEVELS 

Activity Description Two Noisiest Off-Road 
Equipment 

Distance 
Centerline 

to NSLU 
(feet) 

dBA LEQ  
at NSLU 

Threshold 
(dBA LEQ) 

Exceed 
Threshold? 

Residential site daytime 
grading Grader, Scraper 180 72.3 90 No 

Industrial site daytime 
grading Grader, Scraper 160 73.3 90 No 

Residential site nighttime 
concrete pouring 

Concrete mixer truck, 
Concrete mixer truck 180 66.7 90 No 

Industrial site nighttime 
concrete pouring 

Concrete mixer truck, 
Concrete mixer truck 160 67.7 90 No 

Source: HELIX 2025c 
dBA = A-weighted decibel; LEQ = time-averaged noise level; NSLU = noise sensitive land use 
 
As shown in Table 4.11-6, Project construction activities would not exceed the NIOSH threshold for 
substantial construction noise generation at nearby NSLUs. The Project would be required to obtain a 
grading or construction permit for all construction activities and nighttime construction activities require 
a condition of approval in accordance with the Azusa Municipal Code Section 46-409.  

As described above, CEQA case law establishes that a noise impact analysis must also consider the 
increase over ambient noise levels resulting from a project. Ambient noise is described using CNEL. The 
CNEL for the Project residential site is estimated to be 45.2 CNEL based on the site measurement (ST2). 
For the industrial site, the 24-hour measurement (LT1) was 55.2 CNEL, located about 160 feet north of 
West 10th Street, between West 10th Street and the residential land uses to the north. Existing ambient 
noise in the multi-family residential area north of industrial site Buildings 5 and 6 was modeled using a 
road source on West 10th Street calibrated to the measured CNEL at measurement location LT1. The 
existing ambient noise level is estimated to be 48.5 CNEL at the closest existing residential outdoor area 
or building façade to the industrial site (about 348 feet north of West 10th Street). Assuming eight hours 
of continuous construction equipment use and applying the CNEL weighting for evening/nighttime noise 
levels, the calculated increase over existing ambient noise resulting from Project construction is 
compared to the 10 dBA increase threshold in Table 4.11-6, Construction Equipment Increase over 
Existing Ambient Noise Levels. 
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Table 4.11-7 
CONSTRUCTION EQUIPMENT INCREASE OVER EXISTING AMBIENT NOISE LEVELS 

Activity Description 
Construction 

Equipment Noise 
at NSLU (CNEL) 

Existing Ambient 
Noise Level at 
NSLU (CNEL) 

Increase 
(dBA) 

Threshold 
(dBA) 

Exceed 
Threshold? 

Residential site daytime 
grading 67.5 45.2 22.3 10 Yes 

Industrial site daytime 
grading 68.5 48.5 20.0 10 Yes 

Residential site nighttime 
concrete pouring 71.9 45.2 26.7 10 Yes 

Industrial site nighttime 
concrete pouring 72.9 48.5 24.4 10 Yes 

Source: HELIX 2025c 
dBA = A-weighted decibel; LEQ = time-averaged noise level; NSLU = noise sensitive land use 
 
As shown in Tables 4.11-6 and 4.11-7, although on-site Project construction equipment would not result 
in average noise levels exceeding the safety-based NIOSH threshold, on-site Project construction 
equipment use would result in temporary increases of ambient noise levels over existing levels 
exceeding the 10 dBA increase threshold. Therefore, Project construction activity would generate a 
substantial temporary increase in ambient noise levels in the vicinity of the Project. 

Construction Truck Traffic Noise 

Peak Project construction truck trips are anticipated to be 87 one-way truck trips per day, resulting in 
approximately 11 trucks per hour for the import of aggregate, asphalt, and concrete during industrial 
site paving. It is anticipated that Project construction truck traffic would access the site via North Todd 
Avenue, a designated truck route. Per the TIS, based on traffic counts taken in 2023, North Todd Avenue 
between West 10th Street and West Foothill Boulevard has a p.m. peak traffic volume of 1,046 vehicles. 
Modeling with CadnaA indicates that an additional 11 heavy truck trips per hour would temporarily 
increase the hourly noise level along that roadway from 68.0 dBA to 68.3 dBA, measured at the closest 
NSLU approximately 40 feet from the roadway centerline. This increase in noise levels of 0.3 dBA would 
be well below the just perceivable 3 dBA increase level for noisy outdoor environments. Therefore, 
construction truck traffic would not generate a substantial temporary increase in ambient noise levels. 

Operation Noise 

Industrial Site Noise Generation 

The Project anticipates industrial site operation could occur 24 hours per day, seven days per week, and 
may include nighttime truck deliveries. Azusa Municipal Code Section 46-411 limits truck deliveries to a 
commercial or industrial parcel adjacent to a conforming residential use to the hours between 7:00 a.m. 
and 7:00 p.m., unless the City authorizes other delivery times for the Project. The Project includes a 
minor use permit to allow operations 24 hours per day, seven days per week on the industrial site. 
Therefore, the Project would not conflict with Azusa Municipal Code Section 46-411. 

The proposed industrial site would also include truck entry driveways, loading dock areas, rooftop HVAC 
units, and rooftop refrigeration condensers that would generate noise. The primary noise sources for 
the loading dock areas are delivery truck engines idling, truck backup alarms, and TRU engines. 
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Operation of all noise-generating components on the industrial site were modeled using CadnaA. The 
Project buildings and an existing 6-foot-high sound wall between the existing industrial buildings 
(Rainbird Corporation) and apartments north of the Project site were included in the model. Ten 
receivers were placed in the model along the property lines of the single-family residences near 
Building 1, and the multi-family residential properties near Building 6 (R1 through R10). Nine receivers 
were placed in the model along the industrial business property line west and north of the industrial site 
(I1 through I9). Modeled receiver locations are shown on Figure 4.11-2, Industrial Site Noise Receiver 
Locations. The calculated peak hour noise level results are compared to the City’s noise standard for the 
maximum permissible level measured at the receiving property boundary in Table 4.11-8, Unmitigated 
Industrial Site Operational Hourly Noise.  

Table 4.11-8 
UNMITIGATED INDUSTRIAL SITE OPERATIONAL HOURLY NOISE 

Receiver  
Number Land Use Project Noise 

(dBA LEQ) 
City Noise Limit 

Day/Night (dBA)1 
Exceed 

Standard? 

R1 Residential 44.8 55/50 No 
R2 Residential 48.2 55/50 No 
R3 Residential 48.4 55/50 No 
R4 Residential 54.9 55/50 Yes (Night) 
R5 Residential 57.5 55/50 Yes 
R6 Residential 49.1 55/50 No 
R7 Residential 41.1 55/50 No 
R8 Residential 39.5 55/50 No 
R9 Residential 34.3 55/50 No 

R10 Residential 32.4 55/50 No 
I1 Industrial 61.2 70/70 No 
I2 Industrial 61.7 70/70 No 
I3 Industrial 58.4 70/70 No 
I4 Industrial 59.0 70/70 No 
I5 Industrial 53.4 70/70 No 
I6 Industrial 57.3 70/70 No 
I7 Industrial 57.0 70/70 No 
I8 Industrial 61.3 70/70 No 
I9 Industrial 60.4 70/70 No 

Source: HELIX 2025c 
1 Noise limit from Azusa Municipal Code Section 46-405. 
dBA = A-weighted decibel; LEQ = time-averaged noise level 

The Project is anticipated to operate 24 hours per day, seven days per week. As shown in Table 4.11-8, 
the City’s daytime limit of 55 dBA LEQ would be exceeded at receiver R5, and the City’s nighttime limit of 
50 dBA LEQ would be exceeded at receivers R4 and R5 (north of the Building 6 loading dock area). 
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Existing ambient noise in the multi-family residential area north of industrial site Buildings 5 and 6 was 
modeled using a road source on West 10th Street calibrated to the measured CNEL at measurement 
location LT1. Without the Project, existing ambient noise is calculated to be 51.3 CNEL at receiver 
location R5 (the modeled residential receiver most affected by Project industrial site operational noise). 
Accounting for reductions in traffic noise from the Project industrial buildings, traffic noise at receiver R5 
would be 45.3 CNEL. The calculated 24-hour noise level for Project industrial site operational noise 
combined with existing traffic noise (including the evening/nighttime weighting for CNEL) would be 
64.3 CNEL for receiver R5, below the City’s limit of 65 LDN per Azusa Municipal Code Section 88.31.020.1 
However, the addition of industrial site operational noise would increase the CNEL at R5 from 51.3 CNEL 
to 64.3 CNEL, an increase of 13 dBA, thereby exceeding the 5 dBA threshold where existing noise levels 
are below 60 CNEL. 

Residential Site Noise Generation 

The proposed residential site HVAC units were modeled using CadnaA. The Project buildings and 
surrounding buildings were included in the model. There were 23 receivers placed in the model along 
the property lines of the closest single-family residences around the residential site, as shown in Figure 
4.11-3, Residential Site Noise Receiver Locations.  

The calculated peak hour noise level results are compared to the City’s noise standard for the maximum 
permissible level measured at the receiving property boundary in Table 4.11-9, Unmitigated Residential 
Site Operational Hourly Noise.  

As shown in Table 4.11-9, the City’s daytime limit of 55 dBA LEQ or nighttime limit of 50 dBA LEQ would 
not be exceeded at receivers representing residential uses surrounding the site.  

Based on the short-term noise measurement at location ST2 (45.2 dBA LEQ) and modeling of traffic noise 
using CadnaA, existing ambient noise levels for NSLUs around the Project residential site range from 
60 LDN near Sierra Madre Avenue to 45 LDN in the northern portion of the residential site away from the 
street. The addition of 22 dBA LEQ to 34.5 dBA LEQ for Project HVAC noise would not result in a noticeable 
increase in ambient noise levels. For example, at receiver R14, noise from Project HVAC systems would 
be 34.5 dBA LEQ (one hour), or 40.9 LDN when conservatively assuming all Project HVAC systems would 
run steadily for 24 hours. When adding this HVAC noise to the traffic noise level at receiver R14 of 
54.2 LDN, the resulting noise level would be 54.4 LDN. Therefore, residential site noise would not result in 
noise levels exceeding the City’s limit of 65 LDN per Azusa Municipal Code Section 88.31.020. 
Additionally, residential site noise would not result in increases in ambient noise exceeding the 
threshold of 5 dBA where the existing ambient noise level is less than 60 CNEL. 

  

 
1  Compared to LDN, CNEL is calculated with an additional 5 dBA weighting for evening hours from 7:00 p.m. to 10 p.m. 

Therefore, CNEL is always slightly higher than LDN. 
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Table 4.11-9 
UNMITIGATED RESIDENTIAL SITE OPERATIONAL HOURLY NOISE 

Receiver  
Number Land Use Project Noise 

(dBA LEQ) 
City Noise Limit 

Day/Night (dBA)1 
Exceed 

Standard? 

R1 Residential 27.8 55/50 No 
R2 Residential 29.3 55/50 No 
R3 Residential 30.9 55/50 No 
R4 Residential 33.7 55/50 No 
R5 Residential 31.9 55/50 No 
R6 Residential 30.3 55/50 No 
R7 Residential 32.7 55/50 No 
R8 Residential 29.5 55/50 No 
R9 Residential 31.1 55/50 No 

R10 Residential 32.5 55/50 No 
R11 Residential 30.2 55/50 No 
R12 Residential 33.4 55/50 No 
R13 Residential 34.0 55/50 No 
R14 Residential 34.5 55/50 No 
R15 Residential 33.0 55/50 No 
R16 Residential 22.0 55/50 No 
R17 Residential 24.3 55/50 No 
R18 Residential 23.9 55/50 No 
R19 Residential 24.0 55/50 No 
R20 Residential 24.8 55/50 No 
R21 Residential 25.3 55/50 No 
R22 Residential 25.1 55/50 No 
R23 Residential 24.4 55/50 No 

Source: HELIX 2025c 
1 Noise limit from Azusa Municipal Code Section 46-405. 
dBA = A-weighted decibel; LEQ = time-averaged noise level 

Off-Site Transportation Noise Generation 

Impacts would be significant in areas where the Project’s contribution to traffic noise exceeds: 5 dBA 
where the existing ambient noise level is less than 60 CNEL; 3 dBA where the existing ambient noise 
level is between 60 and 65 CNEL; or 1.5 dBA where the existing ambient noise level is more than 65 
CNEL. 

CadnaA was used to calculate the peak PM hour noise based on traffic volumes provided in the Project’s 
TIS (LLG 2024). Traffic noise modeling includes Project-generated trips for all components and 
represents a conservative analysis that does not consider topography or attenuation provided by 
existing structures. The results of the off-site transportation noise modeling are shown in Table 4.11-10, 
Off-Site Traffic Noise Levels.  
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Table 4.11-10 
OFF-SITE TRAFFIC NOISE LEVELS 

Roadway Segment 
Distance to 

Nearest 
NLSU (feet) 

Existing 
(dBA LEQ) 

Future 
(2027) 

(dBA LEQ) 

Future 
(2027) + 
Project  

(dBA LEQ) 

Project-
Generated 
Increase1 
(dBA LEQ) 

Todd Avenue      
Sierra Madre Ave to West 10th 
Street 672 64.0 64.1 64.3 0.2 

West 10th Street to West 
Foothill Boulevard 40 68.1 68.1 69.1 1.0 

Sierra Madre Avenue      
Todd Avenue to Project 
Residential Site Driveway 70 64.2 64.2 64.4 0.2 

Project Residential Site 
Driveway to Vernon Avenue 70 64.5 64.6 64.8 0.2 

Vernon Avenue to North San 
Gabriel Avenue 70 64.2 64.3 64.3 <0.1 

West Foothill Boulevard      
Todd Avenue to Vernon 
Avenue 582 66.3 66.7 67.0 0.1 

Vernon Avenue to North San 
Gabriel Avenue 55 65.8 66.2 66.6 0.4 

North San Gabriel Avenue to 
North Azusa Avenue 722 65.2 65.6 65.8 0.2 

Vernon Avenue      
Sierra Madre Avenue to West 
Foothill Boulevard 42 60.4 60.5 61.0 0.5 

North San Gabriel Avenue      
Sierra Madre Ave to West 
Foothill Boulevard 52 59.8 60.0 60.0 <0.1 

West Foothill Boulevard to 
East 6th Street 70 61.4 61.7 62.0 0.3 

North Azusa Avenue      
Sierra Madre Ave to West 
Foothill Boulevard 62 60.7 61.2 61.2 <0.1 

West Foothill Boulevard to 
East 6th Street 40 63.2 63.6 63.9 0.3 

Source: HELIX 2025c 
1 Increase between Future and Future + Project scenario provided and represents increase attributable to Project trips. 
2 No NSLU along this road segment, distance to the closest commercial or industrial building shown. 

As shown in Table 4.11-10, the maximum traffic noise increase because of the addition of Project traffic 
on an analyzed road segment would be 1.0 dBA on North Todd Avenue between West 10th Street and 
West Foothill Boulevard. Therefore, the increase in traffic noise resulting from the addition of Project-
related traffic would be less than the most restrictive 1.5 dBA increase threshold and the Project would 
not result in a perceptible increase in ambient noise levels due to vehicle traffic.  
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Land Use Compatibility 

Implementation Policy N1 requires new land uses to be analyzed for their compatibility with the existing 
noise environment. The table provided in the Azusa General Plan and reproduced as Table 4.11-2 above 
specifies exterior noise levels up to 65 CNEL as normally acceptable for multifamily residential uses and 
up to 75 CNEL as normally acceptable for industrial uses (City 2004a). 

CadnaA was used to model the anticipated traffic noise at the Project site using the Future Plus Project 
traffic volumes from the TIS. For the closest Project residential building to Sierra Madre Avenue, the 
calculated exterior noise level would be 58.4 CNEL. The 15-minute noise measurement at location ST1 
(on the sidewalk of Sierra Madre Avenue) was 66.2 dBA LEQ, very close to the 66.5 dBA LEQ peak hour 
traffic noise calculated by the model for this location. The 15-minute noise measurement at location ST2 
(on the golf course, approximately 1,500 feet north of Sierra Madre Avenue) was 45.2 dBA LEQ, close to 
the 42.7 dBA LEQ peak hour traffic noise calculated by the model. The exterior noise levels on the 
residential site would not exceed the City’s multifamily residential maximum normally acceptable limit 
of 65 CNEL.  

For the closest Project industrial building to North Todd Avenue, Building 3, approximately 55 feet east 
of the roadway centerline, the calculated exterior noise level would be 65.7 CNEL. In addition, the 
measured 24-hour noise level for location LT1, on the west end of the industrial site, was 57.5 CNEL. 
These exterior noise levels would not exceed the City’s industrial maximum normally acceptable limit of 
75 CNEL. Therefore, the Project’s land uses would be compatible with the Azusa General Plan noise 
standards. 

Level of Significance Prior to Mitigation 

Project construction equipment would not exceed the safety-based NIOSH standard but would result in 
temporary increases over ambient noise levels from both the industrial site and residential site, resulting 
in a potentially significant impact. Project construction and operational traffic would not substantially 
increase traffic noise levels, and impacts would be less than significant. Operation noise generated on 
the residential site would not exceed the Azusa Municipal Code standards and would not result in 
substantial increases over ambient noise levels; therefore, the impact would be less than significant. 
However, on-site noise generated during operation of the industrial site would exceed the Azusa 
Municipal Code standards and result in substantial increases over ambient noise level; the impact would 
be potentially significant. 

Mitigation Measures 

NOI-1 Industrial Site Noise Barrier. The applicant shall construct a sound wall with a minimum 
height of eight feet along the industrial site property line, extending from the oblique 
property line corner north of Building 5 to the property line corner northeast of 
Building 6, approximately 750 feet in length. 

The sound attenuation wall shall be solid and may be constructed of masonry, wood, 
plastic, fiberglass, steel, or a combination of those materials, provided there are no 
cracks or gaps, through or below the wall. Any seams or cracks must be filled or caulked. 
The noise barrier shall meet a minimum Sound Transmission Class (STC) rating of 22 to 
adequately ensure noise reduction. Standard concrete masonry unit walls with no 
cracks, holes or gaps provide an STC rating of 43 or better, well above the 22 STC 
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minimum, and would satisfy the requirements of this measure. If alternative sound wall 
materials are proposed, the applicant shall provide evidence of a minimum STC rating of 
22 to the City for approval prior to installation. 

The City shall verify the inclusion of the noise barrier meeting the above specifications in 
the Project plans prior to building permit approval. Compliance with this measure shall 
be verified prior to issuance of an occupancy permit for the industrial portion of the 
Project. 

NOI-2 Construction Noise Best Management Practices. Prior to issuance of any Project 
construction permit, the City shall confirm that the construction specifications stipulate 
the following construction noise measures and best management practices shall be 
implemented by the applicant or designated contractor for all Project construction 
activity: 

• Post a publicly visible sign at the primary Project construction entrance listing 
the permitted normal construction days and hours. The sign shall also include a 
listing of telephone numbers to be used during regular construction hours and 
off-hours to contact both the City and the construction contractor regarding 
noise complaints; and 

• All construction equipment shall have appropriate sound muffling devices, 
which are properly maintained and used at all times such equipment is in 
operation; and 

• Construction staging areas shall be located the maximum distance practical 
from the nearest residences to the Project site; and 

• Portable equipment (e.g., air compressors; welders, generators) shall be located 
the maximum distance possible from the nearest residences to the Project site 
and shall be electrically powered (from the grid) whenever available. 

NOI-3 Industrial Site Sound Wall Timing. Prior to completing any nighttime construction work 
(construction occurring outside of the hours of 7:00 a.m. to 6:00 p.m. Monday through 
Saturday) on the industrial site, the applicant shall complete installation of the sound 
wall required by mitigation measure NOI-1. Prior to commencing nighttime construction 
work, the applicant shall provide proof to the City, and the City shall verify, that the 
noise wall required by mitigation measure NOI-1 has been installed.  

NOI-4 Nighttime Construction Notification. The Project applicant or designated contractor 
shall obtain permits for Project construction activities from the City. The City shall 
ensure all permits contain nighttime work requirements and noise complaint 
requirements described below for construction occurring outside of the hours of 7:00 
a.m. to 6:00 p.m. Monday through Saturday. 

If, due to weather conditions (e.g., high temperatures), pouring of concrete at night is 
required, the Project applicant or designated contractor shall provide written 
notification of nighttime/weekend concrete work to all residences located within 300 
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feet of the parcel upon which the nighttime/weekend work is planned. The notification 
shall: 

• Be delivered a minimum of 48 hours prior to commencement of nighttime work; 

• Include the days and hours of upcoming concrete pouring nighttime work; and 

• Include noise complaint contact information, including phone numbers and 
email addresses to register noise complaints with both the construction 
contractor and the City. 

The City and the construction contractor shall log all received noise complaints. The 
construction contractor shall submit to the City a daily log of all noise complaints 
received, including the date and time of the complaint and address of the complainant 
(if provided). The City shall work with the construction contractor to respond to noise 
complaints and limit nighttime work and locations of noise generating equipment to the 
extent feasible. 

Level of Significance After Mitigation 

Due to the sound shadow effect of noise barriers, noise near the modeled sound wall at the industrial 
site would not represent the highest level received on the residential property. With the 
implementation of mitigation measure NOI-1 requiring the installation of a sound wall, modeling of the 
wall and noise sources in CadnaA shows that the highest noise levels projected to occur at the nearest 
receivers R4 and R5 would be 48.4 and 48.9 dBA LEQ, respectively. These reduced noise levels would not 
exceed the City’s 55 dBA LEQ daytime or 50 dBA LEQ nighttime limit for noise received by residential land 
uses. The 24-hour noise level at receiver R5 would be 55.6 CNEL, or 56.0 CNEL with existing traffic noise. 
This represents an increase of 4.7 dBA, below the 5dBA threshold. Therefore, with the implementation 
of mitigation measure NOI-1, operational noise impacts from the industrial site would be less than 
significant. 

Potential mitigation measures to reduce the severity of impacts from construction noise typically include 
implementation of standard construction noise best management practices and erecting temporary 
construction noise barriers. Standard construction noise best management practices would be required 
by mitigation measure NOI-2. However, to be effective, noise barriers must block the line of sight 
between a noise source and a receiver. Due to the size of the Project site, the mobile nature of 
construction equipment, and the fact that the residential receivers near the Project site are often two-
story buildings with window and balconies on the second floors facing the Project site, effective 
temporary noise barriers would not be feasible and would not provide the more than 10 dBA of noise 
attenuation required to reduce construction levels to within 10 dBA of existing ambient noise. 
Construction of the sound wall required by mitigation measure NOI-1 would provide some attenuation 
of nighttime concrete pouring noise from the industrial site but would not sufficiently reduce noise 
levels measured at nearby residential second floor balconies and windows. Mitigation measure NOI-3 
would require the sound wall from mitigation measure NOI-1 to be completed prior to nighttime 
concrete pouring on the industrial site. Mitigation measure NOI-4 would require notification of nearby 
residents of impending approved nighttime construction work and establish a noise complaint 
procedure. While mitigation measures NOI-2, NOI-3, and NOI-4 would help lower Project construction 
noise levels received at nearby NSLUs and establish procedures for resident construction notifications, 
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noise would not be reduced such that the temporary increase in noise levels would not exceed 10 dBA 
above existing ambient noise levels. Therefore, the Project would generate a substantial temporary 
increase in ambient noise levels in the vicinity of the Project, and the impact would be significant and 
unavoidable. 

4.11.5.2 Ground-Borne Vibration 

Would the Project result in generation of excessive ground-borne vibration or ground-borne noise levels? 

Construction Vibration 

Construction activities known to generate excessive ground-borne vibration, such as pile driving, would 
not be conducted by the Project. The piece of construction equipment with the highest typical vibration 
level that would be used during Project construction activities would be a vibratory roller used for gravel 
or pavement compaction. A vibratory roller could be used up to 15 feet from the closest off-site 
structure (a single-family residence on the west side of the residential site). A large vibratory roller 
would create approximately 0.452 inch per second PPV at 15 feet (FTA 2018), which would exceed the 
0.2 inch per second PPV threshold for damage to non-engineered timber and masonry buildings.2 A 
large dozer (the piece of construction equipment with the next highest vibration level) would create 
approximately 0.191 inch per second PPV at 15 feet (FTA 2018), which would not exceed the 0.2 inch 
per second PPV threshold for damage to non-engineered timber and masonry buildings. Vibrations from 
all other off-road equipment anticipated to be used during Project construction would produce lower 
ground-borne vibrations than a large dozer and would not conflict with the threshold for building 
damage. 

A loaded concrete truck operating off-road could travel as close at 25 feet from the nearest single-family 
residence on the west side of the Project residential site during nighttime concrete pouring. A loaded 
concrete truck could create approximately 86 VdB LV at 25 feet, thereby exceeding the FTA criteria of 
75 VdB for buildings where people normally sleep.   

Operational Vibration 

Land uses that may generate substantial operational vibration include heavy industrial or mining 
operations that would require the use of vibratory equipment. The proposed warehouse industrial land 
use would not include equipment that would generate excessive vibration. Loaded trucks traveling at 
highway speeds have the potential to create significate vibrations if the pavement is in poor condition 
(e.g., potholes, large cracks) (FTA 2018). Loaded trucks circulating slowly in Project driveways, parking 
lots, and loading dock areas do not have the potential to result in substantial ground-borne vibrations. 

Level of Significance Prior to Mitigation 

The Project would not generate excessive ground-borne vibration or ground-borne noise levels during 
operations, and operational impacts would be less than significant. However, construction of the Project 
could result in temporary vibrations exceeding building damage thresholds and residential sleep 
disturbance thresholds. Therefore, the construction vibration impact would be potentially significant. 

 
2  Equipment PPV = Reference PPV * (25/D)n(in/sec), where Reference PPV is PPV at 25 feet, D is distance from equipment to the receptor in 

feet, and n= 1.5 (the value related to the attenuation rate through the ground); formula from FTA 2018. VdB = 20 * Log (PPV/4/10-6). 
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Mitigation Measures 

NOI-5 Construction Vibration. The applicant or designated contractor shall ensure all vibratory 
rollers are used in static mode only (no vibrations) when operating within 30 feet of any 
off-site building. During nighttime concrete pouring activities, the applicant or 
designated contractor shall also ensure that loaded heavy trucks do not travel on 
unpaved surfaces on the Project site within 75 feet of any occupied residence. The City 
shall ensure these restrictions are reflected on applicable construction permit 
documents prior to City approval.  

Level of Significance After Mitigation 

With the implementation of mitigation measure NOI-5, construction vibration impacts would be less 
than significant. 

4.11.5.3 Airport Noise Exposure 

For a project located within the vicinity of a private airstrip or an airport land use plan or, where such a 
plan has not been adopted, within two miles of a public airport or public use airport, would the Project 
expose people residing or working in the Project area to excessive noise levels? 

The closest airports to the Project site are the San Gabriel Valley Airport (previously El Monte Airport), 
located approximately 7 miles southwest of the Project site, and the Brackett Field Airport, located 
approximately 8 miles southeast of the Project site. According to the County’s Airport Land Use Plan, the 
70 CNEL noise contours for these airports occur only within the airport properties; therefore, the Project 
site is well outside of the airport noise contours for the San Gabriel Valley Airport and the Brackett Field 
Airport and noise from airport activity would attenuate to compatible levels at the Project site given the 
distance of the airports from the Project site (Los Angeles County Airport Land Use Commission 1991). In 
addition, the Airport Land Use Compatibility Plan for the Brackett Field Airport was updated in 2015, and 
the Project site is not located within the Brackett Field Airport influence area or any of the published 
airport noise contours for this airport (Los Angeles County Airport Land Use Commission 2015). 
Therefore, although aircraft may be audible in the airspace around the Project site, persons residing or 
working in the Project area would not be exposed to excessive noise levels from aircraft or airports. 

Level of Significance Prior to Mitigation 

The Project would not expose people residing or working in the Project area to excessive noise levels 
from aircraft or airports, and impacts would be less than significant. 

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 
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4.11.6 Cumulative Impact Analysis 

Noise and vibration impacts are limited to the area directly surrounding the Project site, as noise and 
vibration attenuate with distance and only have the potential to combine with other sources in the 
immediate vicinity. As such, the geographic scope for the cumulative noise analysis includes the area 
within 1,500 feet of the Project site. 

Construction noise and vibration impacts are localized in nature because they are limited to the site 
where construction equipment is operating. The nearest cumulative development project to the Project 
site is approximately 1,700 feet south of the industrial site. Even if construction on these sites were to 
occur concurrently, construction noise would not combine such that noise levels would substantially 
increase given the distance between the sites. Vibration attenuates more rapidly than noise, and as 
there would be no concurrent construction within the vibration impact area (up to 75 feet for resident 
sleep disturbance), vibrations from the Project construction equipment would not combine with those 
of the cumulative development project to the south. Therefore, the Project’s contribution to cumulative 
temporary noise increases related to construction would be less than significant and not cumulatively 
considerable. 

The potential for a cumulative noise impact during operation is primarily related to traffic generation 
when trips generated by multiple projects combine to substantially increase noise levels. On-site 
generation of operational noise from cumulative projects would be less than significant, as each 
cumulative development project would be subject to the applicable property line noise limits. A 
significant cumulative traffic noise impact would occur if the Project, in combination with cumulative 
projects, would substantially increase traffic noise levels at nearby NSLUs. The traffic noise analysis 
provided in Table 4.11-10, above, provides traffic noise levels for the existing and future with Project 
scenarios, which serves as the cumulative analysis for traffic noise given the future condition considers 
the addition of vehicle trips generated by the cumulative development projects identified in the TIS. The 
maximum cumulative change in traffic noise would occur on the segment of North Todd Avenue 
between West 10th Street and West Foothill Boulevard, where noise levels would increase by 1.0 dBA 
LEQ over existing conditions. This cumulative increase in traffic noise would be far below the increase 
over ambient threshold of 5 dBA where existing noise levels are below 60 CNEL and below a perceptible 
level of 3 dBA. Therefore, cumulative operational noise impacts would be less than significant. 

As no operational sources of vibration are proposed and the Project would not alter airport operations 
or be within an airport noise contour, the Project would not contribute to the cumulative impacts of 
vibration or airport noise in the Project area.  
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4.12 Population and Housing 

This section addresses the potential impacts related to population and housing associated with the 
implementation of the proposed Project. This section considers population and housing characteristics 
in the area and discusses Project consistency with regional growth projections. This section also 
identifies applicable state and local regulations, including the Azusa General Plan (City 2004a). 

4.12.1 Existing Conditions 

4.12.1.1 Population 

The total population within the City is 48,272 as of July 1, 2023. This is a 4.1 percent increase from the 
total population in 2010, which was 46,361 individuals (U.S. Census Bureau 2023a). According to the 
SCAG growth forecast adopted with the 2020-2045 RTP/SCS in 2020, the City is projected to have a 
population of 56,200 individuals by 2045, which would be a 16.4 percent increase from the population in 
2023 (SCAG 2020). Population projections by city were not provided in the 2024 RTP/SCS; the County’s 
population overall was anticipated to increase by 7.4 percent from 2019 (10,046,000 individuals) to 
2050 (10,793,000 individuals) (SCAG 2024a).  

4.12.1.2 Housing 

As of 2020, the California Department of Finance estimates that there are a total of 14,651 housing units 
within the City. The City’s housing stock is made up of 60 percent single-family homes, 36 percent multi-
family homes, and 4 percent mobile homes and other housing (City 2021). The housing stock consists of 
approximately 59 percent owner-occupied housing units and 41 percent renter-occupied housing units 
(SCAG 2022). It is estimated that 2.6 percent of owner units and 2.5 percent of rental units are vacant 
(City 2021).  

According to the 2024 RTP/SCS, the total number of households within the City was 14,600 in 2019, and 
households in the City are projected to increase to 16,500 by 2035 and 17,100 by 2050 (SCAG 2024a). 
The projected housing needs and allocation for the City are discussed in the City of Azusa RHNA section 
below. According to Census data, the average number of persons per households within the U.S. in 
which the head of the household is aged 55 or older is 2.02 (U.S. Census Bureau 2023b). 

4.12.1.3 Employment 

According to the 2024 RTP/SCS, the total number of jobs within the City was 19,600 in 2019, while the 
projected number of jobs by 2035 is estimated to be 20,800 and by 2050 is estimated to be 21,000 
(SCAG 2024a). The primary employment sectors within the City include Professional (21.4 percent), 
Education (14.5 percent), and Manufacturing (14.3 percent). Construction jobs accounted for seven 
percent of total jobs within the City in 2017, a 25 percent decrease compared to total construction jobs 
in 2007 (SCAG 2019).  
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4.12.2 Regulatory Setting 

4.12.2.1 State Regulations 

California Planning and Zoning Law 

The legal framework within which California counties and cities exercise local planning and land use 
functions is provided in the California Planning and Zoning Law (Sections 65000 through 66499.58 of the 
California Government Code). Under that law, each county and city must adopt a comprehensive, long-
term general plan. The Housing Element is one of the nine mandatory chapters, or elements, required 
by state law to be included in a city’s general plan. The Housing Element must be updated every eight 
years and is reviewed by the California Department of Housing and Community Development for 
compliance with state law. The Azusa City Council approved the 2021-2029 Housing Element, titled 
“Azusa Housing for All”, on March 7, 2022. The Housing Element sets forth goals, policies, and actions 
that help the City plan for the housing needs for all segments of the City’s population.  

Senate Bill 375 

SB 375 (codified in the Government Code and PRC) took effect in 2008 and provides a planning process 
to coordinate land use planning, RTPs, and funding priorities to help California meet the GHG reduction 
goals established in AB 32. SB 375 requires MPOs to incorporate an SCS in their RTPs that will achieve 
GHG emissions reduction targets by reducing VMT from light-duty vehicles through the development of 
more compact, complete, and efficient communities. 

Regional Housing Needs Assessment 

A RHNA is mandated by State Housing Law as part of the periodic process of updating local housing 
elements of a general plan. The RHNA quantifies the need for housing within each jurisdiction during 
specified planning periods. Communities use the RHNA in land use planning, prioritizing local resource 
allocation, and in deciding how to address identified existing and future housing needs resulting from 
population, employment, and household growth. The RHNA does not necessarily encourage or promote 
growth, but rather allows communities to anticipate growth, so that collectively the region and 
subregion can grow in ways that enhance quality of life, improve access to jobs, promote transportation 
mobility, and address social equity and fair share housing needs. The City-specific RHNA is discussed 
below.  

4.12.2.2 Local Regulations 

Southern California Association of Governments 

SCAG is an association of local governments and agencies that voluntarily convene to address regional 
issues. It is designated as an MPO under federal law and as a Regional Transportation Planning Agency 
and Council of Governments under state law. The SCAG region encompasses six counties (Imperial, Los 
Angeles, Orange, Riverside, San Bernardino, and Ventura) and 191 cities in an area covering more than 
38,000 square miles. This agency develops long-range regional transportation plans, including SCS and 
growth forecast components, regional transportation improvement programs, regional housing needs 
allocations, and a portion of the SCAQMD air quality management plans. SCAG’s role in housing has 
focused on the preparation of the RHNA, as described below, but has recently expanded to support local 
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government and stakeholders to develop and adopt land use plans which accelerate housing production 
and meet regional housing goals.  

City of Azusa Regional Housing Needs Assessment 

In March 2021, SCAG adopted its sixth cycle RHNA allocation plan, which covers the planning period of 
October 2021 through October 2029. For this cycle, SCAG received a need of 1,341,827 housing units, 
which was distributed to all 197 SCAG jurisdictions. Based on a methodology that weighs a number of 
factors (i.e., projected population growth, employment, commute patterns, and available sites), the City 
received a total of 2,651 housing units in this allocation, with 760 allocated to very-low-income units, 
368 to low-income units, 382 to moderate-income units, and 1,141 to above-moderate-income units.  

City of Azusa General Plan Housing Element 

Applicable 2021-2029 Housing Element goals, policies, and programs pertaining to population and 
housing include the following:  

Goal H 1. Assist in the provision of adequate housing to meet the needs of the community. Establish a 
balanced approach to meeting housing needs that includes both owner and renter households. 

Policy H 1.1. Provide a range of residential development types in Azusa, including low-density single-
family homes, moderate-density townhomes, higher-density apartments and condominiums, and 
residential/commercial mixed-use in order to address the City’s share of regional housing needs. 

Policy H 1.2. Facilitate development of affordable housing through use of financial and/or regulatory 
incentives. 

Policy H 1.7. Support the provision of high-quality rental housing for large families, students, and senior 
citizen households. 

Goal H 4. Minimize the impact of governmental constraints on housing production and affordability. 

Policy 4.1. Provide regulatory incentives, such as density bonuses and reduced parking, to offset the 
costs of developing affordable housing. 

Policy 4.2. Use the specific plan or a similar process as a tool to provide flexible and creative solutions to 
housing on larger pieces of property. 

4.12.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential population and housing impacts are based on 
Appendix G of the CEQA Guidelines. A significant impact to population and housing could occur if 
implementation of the proposed Project would: 

a) Induce substantial unplanned population growth in an area, either directly (for example, by 
proposing new homes and businesses) or indirectly (for example, through extension of roads or 
other infrastructure); or 

b) Displace substantial numbers of existing people or housing, necessitating the construction of 
replacement housing elsewhere. 
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4.12.4 Methodology and Assumptions 

The following analysis is based on demographic data provided by the Azusa General Plan 2021-2029 
Housing Element (City 2021). The Housing Element also provides existing counts and future capacity for 
population and housing within the City. For both population and housing, proposed Project increases 
are compared to City and regional data to determine Project significance.  

4.12.5 Impact Analysis 

4.12.5.1 Population Growth 

Would the Project induce substantial unplanned population growth in an area, either directly (for 
example, by proposing new homes and businesses) or indirectly (for example, through extension of roads 
or other infrastructure)? 

Increases in population, housing, and employment are generally considered to be social or economic 
effects, as opposed to physical effects, which are the focus of CEQA analysis. There are circumstances 
where social and economic changes could indirectly cause physical environmental impacts or result in 
changes to environmental resources, such as air quality, traffic, or noise levels. In other situations, lead 
agencies may evaluate social or economic change related to a physical change in determining whether 
the physical change is significant (CEQA Guidelines Section 15131). Additional discussion of economic 
growth is provided in Section 5.0, Other CEQA-Required Sections. 

Construction 

Construction of the proposed Project would represent a temporary increase in construction 
employment. According to the Fiscal Economic Analysis prepared for the Project, construction of the 
industrial site would provide 458 full-time equivalent jobs on-site and 722 jobs countywide, while 
construction of the residential site would provide 526 full-time equivalent jobs on-site and 759 jobs 
countywide (Kosmont 2024). Given the relatively common nature and scale of proposed construction 
associated with the Project, the demand for construction employment is anticipated to be met within 
the existing and future labor market in the region. The size of the construction workforce would vary 
during the different stages of construction but would not require a substantial number of workers such 
that laborers from outside the local area would relocate to the City. 

Operation 

Once operational, the proposed Project has the potential to directly induce population growth through 
employment opportunities at the residential site, golf course site, and industrial site. At full buildout, the 
Project is estimated to support 481 jobs on-site, comprised of 464 full-time equivalent jobs from the 
industrial site, 5 from the residential site, and 12 from the golf course site. The employment 
opportunities generated by the Project would represent 2.3 percent of the City’s projected employment 
base by 2035 as presented by the 2024 RTP/SCS and discussed above. In addition, it is anticipated that 
the majority of these employment opportunities would be filled by existing residents of the Project 
region, and therefore, no substantial unplanned population growth would result from these new jobs.  

The proposed Project would also directly induce growth through the development of 230 age-restricted 
dwelling units. This increase in housing units would account for approximately 9 percent of the City’s 
RHNA allocation and 12 percent of SCAG’s projected increase in households from 2019 to 2035. 
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Therefore, the Project’s increase in residential units would not exceed the planned housing capacity of 
the City.  

The jobs-housing ratio for the City based on 2019 data from SCAG was 1.34 and the Project would 
increase this ratio to 1.35. The slight change in the jobs-housing ratio from the Project would not 
substantially alter the need for employees within the City to commute to the City or for City residents to 
commute for employment opportunities. 

According to data from the U.S. Census Bureau, households in which the head of the household is over 
55 years in age have an average of 2.02 persons per household (U.S. Census Bureau 2023b). Using this 
average assumption, the increase of 230 units on the Project site would increase the City’s existing 
population of 48,272 individuals by about 465 persons, for a total population of approximately 48,737 
individuals, an increase of approximately one percent. According to SCAG, Azusa’s population is 
projected to grow to 56,200 people by 2045, an increase of 7,928 from the 2023 population of 48,272 
individuals. The population increase of 465 people as a result of the proposed residential units would 
account for 5.9 percent of SCAG’s projected population growth for the City. This would be well within 
the City population projections. Therefore, the proposed Project would not directly induce substantial 
unplanned population growth.  

The proposed Project would not indirectly induce a growth in population as no extension of 
infrastructure is proposed beyond what is required to adequately serve the Project. The Project would 
connect to existing utilities, including water, sewer, electricity and telecommunication services, and 
natural gas. The majority of the surrounding area is already developed, and the connection of proposed 
buildings to existing infrastructure would not provide new utilities or other infrastructure to support 
growth in a previously undeveloped area. Therefore, the proposed Project would not indirectly induce 
unplanned population growth.  

Level of Significance Prior to Mitigation  

Implementation of the Project would not induce substantial unplanned direct or indirect population 
growth in the area, and impacts would be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.12.5.2 Displacement 

Would the Project displace substantial numbers of existing people or housing, necessitating the 
construction of replacement housing elsewhere? 

The proposed industrial and residential sites would demolish some of the existing golf-related 
improvements and would install new industrial buildings, a residential community, and various 
amenities. As such, given that the site does not contain people or housing under existing conditions, the 
Project would not displace existing people or housing and would not necessitate the construction of 
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replacement housing. On the contrary, the Project proposes to construct 230 residential units to provide 
additional housing within the City. The environmental effects from constructing the proposed 230 units 
have been analyzed throughout this EIR. Therefore, the Project would not reduce, but instead increase, 
the number of housing units within the City. 

Level of Significance Prior to Mitigation  

Implementation of the Project would not displace substantial numbers of existing people or housing, 
and there would be no impact.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

There would be no impact. 

4.12.6 Cumulative Impact Analysis 

The geographic scope for cumulative analysis regarding impacts to population and housing includes the 
City of Azusa. As discussed above, the proposed Project would introduce an estimated 465 people 
resulting from the development of 230 residential units. Based upon regional projections, comparisons 
to current land use designations, and comparison with the RHNA planning periods, the introduction of 
the estimated 465 people would not be considered substantial and was anticipated in regional growth 
projections. The cumulative projects listed in Table 4-1 could also either directly or indirectly induce 
population growth. Projects that include residential development may increase the population in the 
City, similar to the proposed Project. The identified cumulative projects would result in a total of 203 
additional residential units within the City, and combined with the Project, would increase the City’s 
housing stock by 433 units. The introduction of a new population is not, in and of itself, a significant 
impact. Per SCAG growth projections, the City is expected to grow by 16.4 percent in population by the 
year 2045 and 14.6 percent in housing units by 2050. Population and housing generated by the 
cumulative projects would be included in those growth projections and would not substantially increase 
growth in the City beyond what is planned. Similarly, the increase in commercial and industrial spaces 
would generate an increase in employment opportunities in the City, which were anticipated by SCAG to 
grow by seven percent. Further, the Project would not result in the removal of a barrier of growth that 
would reasonably result in the intensification or development of land. Utility and infrastructure 
improvements would be sized to only adequately serve the proposed Project (see Section 4.17, Utilities 
and Service Systems). Additionally, because the Project is surrounded by existing development, it is 
unlikely that the approval and construction of the Project would lead to an intensification of the land 
uses in the immediate vicinity of the site. Therefore, cumulative impacts would be less than significant. 
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4.13 Public Services 

This section evaluates potential impacts to public services that could occur from the implementation of 
the proposed Project. The existing conditions and regulatory setting regarding public services associated 
with the proposed Project site are also addressed.  

4.13.1 Existing Conditions 

4.13.1.1 Fire Protection 

The City contracts with LACoFD for fire protection services, including fire, rescue, and hazardous 
materials. LACoFD currently has nearly 3,000 fire service personnel serving 60 incorporated cities and 
122 unincorporated areas within the County (LACoFD 2021). The City is served by Fire Station 97, 
located at 846 Juniper Ridge 1.9 miles from the Project site, and Fire Station 32, located at 605 North 
Angeleno Avenue 1.2 miles from the Project site. Fire Station 97 has one engine company and one patrol 
unit and is staffed with four fire personnel. According to the Azusa General Plan, current equipment and 
staffing are adequate to serve existing development within Fire Station 97’s service area. Fire Station 32 
has two engine companies (one on reserve), one emergency medical service, one water tender, one 
utility truck, one unmanned Urban Search and Rescue trailer, and two patrol units. According to the 
Azusa General Plan, this equipment and staffing are adequate to serve existing development within Fire 
Station 32’s service area (City 2004a).  

The proposed Project site is served by both Fire Station 97 and Fire Station 32 (LACoFD 2024). The fire 
station boundary is defined along Sierra Madre Avenue, which also bisects the proposed Project site. 
The proposed industrial site and southeast portion of the proposed golf course site are served by Fire 
Station 32, while the proposed residential site and northwest portion of the proposed golf course site 
are served by Fire Station 97.  

Areas in the San Gabriel Mountains are within a VHFHSZ (City 2004a). Both the Forest Division of the 
LACoFD and the USFS, in a mutual aid agreement, can respond to a forest fire depending on the severity 
and complexity of an emergency.  

4.13.1.2 Police Protection 

The Azusa Police Department (APD) operates centrally from its main facility at 725 North Alameda 
Avenue, 1.9 miles from the Project site. This facility was upgraded in March 1999 and expanded to 
house 146 sworn and nonsworn officers, equipment, and related needs. The space is considered 
adequate to accommodate a projected Citywide build-out population of approximately 63,500 persons 
(City 2004a). The department currently has 55 sworn police officers providing law enforcement services 
(APD 2024). The sworn officer-to-population ratio is approximately 1.14 sworn officers for every 1,000 
residents, based on the City’s population of 48,272 individuals in 2023 (U.S. Census Bureau 2023a). This 
ratio is nearly at but remains below the City’s target ratio of 1.30 officers per 1,000 residents.  

The APD’s operations are divided among three Service Area Commands. The proposed Project site is 
located within Service Area Command 2, which generally covers areas south of the San Gabriel 
Mountains, north of First Street, west of Dalton Avenue, and east of Irwindale Avenue (APD 2024). The 
APD currently does not maintain records of their target response times.  



Azusa Greens Redevelopment Project 4.13 Public Services 

4.13-2 

4.13.1.3 Schools 

The Azusa Unified School District (AUSD) provides school services to the City. As of 2024, 6,370 students 
were enrolled in a K-12 AUSD facility (California Department of Education 2024). The AUSD is made up 
of eight elementary, one middle, and two high schools, as well as an Adult School and Alternative 
Education school. The proposed Project site is located nearest to Longfellow Victor Hodge Elementary 
School, Gladstone Middle School, and Azusa High School, which had 483, 1,420, and 1,729 students 
enrolled in 2024, respectively (California Department of Education 2024).  

4.13.1.4 Parks 

The City has 22 public parks with over 70 acres of open space and recreational facilities (City 2024d). An 
additional 186 acres of recreational space are available at public school facilities through joint-use 
agreements with the City and AUSD. Currently, the park per capita ratio is 1.45 acres per 1,000 persons, 
based on the 2023 population of 48,272 (U.S. Census Bureau 2023a). This park per capita ratio achieves 
the goal outlined in the Azusa General Plan of maintaining the 2004 park per capita ratio of 1.14 acres 
per 1,000 persons, as further discussed in Section 4.13.5.4 below. No public parks or recreational 
facilities occur within the site under existing conditions. Additional information regarding parks is 
provided in Section 4.14, Recreation.  

4.13.1.5 Other Public Services 

The City operates its own public library program from a single facility located at 729 North Dalton 
Avenue, located 1.2 miles from the proposed Project site. The Azusa City Library was built in 1959 and 
has not been expanded since. The building is 18,000 SF and has over 100,000 items in English, Spanish, 
and Chinese. The library also provides access to a variety of online resources, including a provider of free 
virtual classes for older adults, eBook catalogs, a historical newspaper collection, and a variety of 
language courses. The library also provides passport, literacy, internet access, and printing services 
(City 2024e).  

In addition, the City owns and operates the Azusa Senior Center, located 1.5 miles from the Project site. 
The Azusa Senior Center can accommodate up to 200 individuals aged 50 years and up and offers a 
senior nutrition program, senior health and wellness programs, and social activities, including indoor 
games, movie screenings, and day trips (City 2024f).  

4.13.2 Regulatory Setting 

4.13.2.1 State Regulations 

California Code of Regulations Title 24 – Fire Codes 

CCR Title 24 refers to the CBSC, which contains complete regulations and general construction building 
standards of state agencies, including administrative, fire and life safety, and field inspection provisions. 
Part 2 was updated in 2008 to reflect changes in the base document from the Uniform Building Code to 
the IBC. CBSC Part 9 refers to the California Fire Code, which contains other fire safety-related building 
standards. In particular, the CBSC Chapter 7A, Materials and Construction Methods for Exterior Wildfire 
Exposure, addresses fire safety standards for new construction. 
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California Public Resources Code Sections 4290-4299 and General Code Section 51178 

A variety of state codes, particularly PRC Sections 4290-4299 and General Code Section 51178, require 
minimum statewide fire safety standards pertaining to: roads for fire equipment access; signage 
identifying streets, roads, and buildings; minimum private water supply reserves for emergency fire use; 
and fire fuel breaks and greenbelts. They also identify primary fire suppression responsibilities among 
the federal, state, and local governments. In addition, any person who owns, leases, controls, operates, 
or maintains a building or structure in or adjoining a mountainous area, or forest-covered, brush-
covered or grass-covered land, or any land covered with flammable material, must follow procedures to 
protect the property from wildland fires. These regulations address fire safety, adequate access to 
outlying properties for emergency responders, and safe evacuation routes for residents. 

Leroy F. Greene School Facilities Act of 1998 (SB 50) 

SB 50 was enacted by the state Legislature in 1998 and made significant amendments to state law 
governing school fees. Specifically, SB 50 amended prior California Government Code Section 65995(a) 
to prohibit state or local agencies from imposing school impact mitigation fees, dedications or other 
requirements in excess of those provided in the statute in connection with “any legislative or 
adjudicative act...by any state or local agency involving...the planning, use, or development of real 
property...” The legislation also amended California Government Code Section 65996(b) to prohibit local 
agencies from using the inadequacy of school facilities as a basis for denying or conditioning approvals 
of any “legislative or adjudicative act [involving] the planning, use or development of real property.” 
SB 50 states that the fees imposed by school districts shall constitute the exclusive method of 
considering and mitigating impacts on school facilities caused by a development project. Further, SB 50 
established the base amount of allowable developer fees: $1.93 per square foot for residential 
construction and $0.31 per square foot for commercial. These base amounts are commonly called “Level 
1 fees” and are the same caps that were in place at the time SB 50 was enacted. Level 1 fees are subject 
to inflation adjustment every two years. 

In certain circumstances, for residential construction, school districts can impose fees that are higher 
than Level 1 fees. School districts can impose Level 2 fees, which are equal to 50 percent of land and 
construction costs if they: (1) prepare and adopt a school needs analysis for facilities; (2) are determined 
by the State Allocation Board to be eligible to impose these fees; and (3) meet at least two of the 
following four conditions: 

• At least 30 percent of the district’s students are on a multi-track year-round schedule; 

• The district has placed on the ballot within the previous four years a local school bond that 
received at least 50 percent of the votes cast; 

• The district has passed bonds equal to 30 percent of its bonding capacity; or 

• At least 20 percent of the district’s teaching stations are relocatable classrooms. 

Additionally, if the state’s bond funds are exhausted, a school district that is eligible to impose Level 2 
fees is authorized to impose even higher fees. Commonly referred to as “Level 3 fees,” these fees are 
equal to 100 percent of land and construction costs of new schools required as a result of new 
developments. 
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Quimby Act and Assembly Bill 1359 

Cities and counties have been authorized since the passage of the 1975 Quimby Act (Government Code 
Section 66477) to pass ordinances requiring that developers set aside land, donate conservation 
easements, or pay fees for park improvements. Revenues generated through the Quimby Act cannot be 
used for the operation and maintenance of park facilities. The dedicated land or fees may only be used 
for the development or rehabilitation of neighborhood or community parks or recreational facilities in 
the subdivision for which they were provided, according to AB 1359 (Chapter 412, Statutes of 2013), 
unless certain requirements are met and an exception is made. The goal of the Quimby Act is to require 
developers to help mitigate the impacts of property improvements. The act gives authority for the 
passage of land dedication ordinances only to cities and counties. Special districts must work with cities 
and/or counties to receive parkland dedication and/or in-lieu fees. The fees must be paid, and land 
conveyed directly to the local public agencies that provide park and recreation services communitywide. 

4.13.2.2 Local Regulations 

Los Angeles County Fire Code 

The Los Angeles County Fire Code (County Fire Code) is incorporated as Title 32 of the Los Angeles 
County Code of Ordinances and adopts by reference portions of the 2022 California Fire Code and the 
2021 version of the International Fire Code. The purpose of the County Fire Code is to establish 
minimum requirements consistent with nationally recognized good practice for providing a reasonable 
level of life safety and property protection from the hazards of fire, explosion, or dangerous conditions 
in new and existing buildings, structures, and premises, and to provide a reasonable level of safety to 
firefighters and emergency responders during emergency operations. 

Specifically, the County Fire Code establishes regulations affecting or relating to structures, processes, 
premises, and safeguards regarding: 

• Conditions affecting the safety of the firefighters and emergency responders during emergency 
operations; and 

• Fire hydrant systems, water supply, fire equipment access, posting of fire equipment access, lot 
identification, weed abatement, combustible brush and vegetation that represents an imminent 
fire hazard, debris abatement, combustible storage abatement including flammable liquid 
storage, hazardous material storage and use, open-flame and open-burning, and burglar bars at 
state-regulated mobile home and special occupancy parks within the jurisdiction of the LACoFD 
as per California H&SC Sections 18691 and 18873.5. 

Azusa General Plan  

Chapter 4 of the Azusa General Plan, Economy and Community, includes a Public Services section that 
addresses community services that improve City residents’ quality of life, such as police protection, fire 
protection, emergency medical services, government administration, libraries, and schools. The Public 
Services section of Chapter 4 of the Azusa General Plan includes goals and policies to address the City’s 
fire protection, police protection, school, and library needs. The following goals and policies are relevant 
to the proposed Project.  
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Goal 1. Protect the community from criminal activity, reduce the incidence of crime, and provide other 
necessary services within the City. 

Policy 1.1. Maintain personnel and facilities in the City’s Police Department necessary to provide the 
best response time feasible. 

Policy 1.2. Ensure that police services are maintained through a periodic condition and needs 
assessment of department services, facilities, and personnel. 

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

Goal 2. Ensure adequate protection from fire and medical emergencies for Azusa residents and property 
owners. 

Policy 2.1. Work with LACoFD to locate fire stations in a manner that will enable emergency fire 
response times to meet a five-minute or less standard. 

Policy 2.4. Work with LACoFD to ensure adequate facilities and personnel by evaluating population 
growth, response times, and fire hazards. 

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

Goal 4. Ensure that a high level of library services and facilities are provided to the City’s residents. 

Policy 4.1. Construct new library facilities and expand the new facilities as required to meet the needs of 
the library users. 

Policy 4.2. Consider establishing library outreach services for seniors and others who are physically 
unable to visit the library facility. 

Goal 5. Promote a strong public school system that advocates high-quality education promote the 
maintenance and enhancement of the existing educational systems facilities, and opportunities for 
students and residents of the city to enhance the quality of life for existing and future residents. 

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

• Measures to accommodate student population growth; and 

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

In addition, the Recreation section of Chapter 5 of the Azusa General Plan, Natural Environment, 
includes goals and policies to address the current and projected needs of the City’s parks. The following 
goals and policies are relevant to the proposed Project. 

Policy 2.1. Maintain the current park per capita ratio of 1.14 acres per 1,000 persons. 
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Policy 2.2. Strive to achieve the National Parks and Recreation Association’s recommended per capita 
ratio of 3.0 acres per 1,000 persons. When the City has met the 3.0 ratio, strive to achieve the NPRA’s 
suggested per capital ratio of 5.0 acres per 1,000 persons. 

Policy 6.4. Encourage commercial recreational facilities to provide recreational services and facilities 
that may not be otherwise provided in the City.  

4.13.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential public services impacts are based on Appendix G of 
the CEQA Guidelines. A significant impact to public services could occur if implementation of the 
proposed Project would result in substantial adverse physical impacts associated with the provision of 
new or physically altered governmental facilities, need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for any of the following public 
services: 

a) Fire protection; 

b) Police protection; 

c) Schools; 

d) Parks; or 

e) Other public facilities. 

4.13.4 Methodology and Assumptions 

The following analysis is based on the public service goals of the Azusa General Plan Public Services 
Element (City 2004a) and data from local and regional public service providers, including LACoFD, APD, 
AUSD, the City Parks Division, and the Azusa City Library. For the public services listed, proposed Project 
increases in the demand for public services are compared to City and regional data where available to 
determine the potential effects of the Project on these services.  

4.13.5 Impact Analysis 

4.13.5.1 Fire Protection 

Would the Project result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for fire protection? 

The proposed Project does not involve the construction of any new or physically altered fire protection 
facilities. Construction activities could create a temporarily increased demand for LACoFD services. 
However, all construction activities would be subject to compliance with applicable state and local 
regulations in place to reduce the risk of construction-related fire events, including County Fire Code 
requirements for the performance of a daily fire safety inspection at the Project site. The inspection 
would require documentation that heating equipment is maintained away from combustible material, 
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fire hydrants are available, temporary wiring is not exposed, flammable materials are properly stored, 
and more.  

The Project’s residential site would increase demand for LACoFD services due to an increase in 
population. The industrial site would also cause an increase in demand for LACoFD services, as these 
warehouse facilities may pose fire risks as they become operational. However, neither of these potential 
impacts would require the construction of new LACoFD facilities or the expansion of existing fire 
protection facilities. This Project site is within the existing service areas of LACoFD Fire Stations 32 and 
97 and has already been accounted for in terms of areas within the City that the LACoFD has been 
contracted to service. The proposed Project components would not generate excessive fire risk, as the 
Project design would be in accordance with applicable state and local regulations in place to reduce the 
risk of fire, including the CBC and County Fire Code requirements for building materials, fire sprinklers, 
smoke alarms, and other features. In addition, the proposed Project site plans would be required to 
undergo review by LACoFD prior to the start of construction to ensure that necessary safety features are 
incorporated into the Project to prevent increased fire risk. For the reasons described above, the Project 
would not adversely affect service ratios, response times, or other performance objectives and would, 
therefore, not require any new or altered fire protection facilities, which could cause a significant 
environmental impact. While no new fire protection facilities would be required to serve the Project, the 
Project applicant may be required to contribute standard development fees for incremental increases in 
demand for fire protection services, which provide funding for future improvements by LACoFD or the 
City. Such improvements would undergo separate environmental review at the time they are proposed. 

Level of Significance Prior to Mitigation  

Implementation of the Project would not result in the need for new or altered fire protection facilities, 
and impacts would be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.13.5.2 Police Protection 

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

The proposed Project does not involve the construction of any new or physically altered police 
protection facilities. The proposed Project site is within the existing boundary of APD Service Area 
Command 2 and has already been accounted for as part of the APD service area during operation of the 
golf course use of the site. During construction, the Project would be subject to the requirements of the 
Project-specific Traffic Control Plan, which would ensure that emergency access during construction is 
maintained. No substantial increase in the need for police protection services is anticipated during 
Project construction. Once operational, the Project would increase demand for APD services due to an 
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increase in residential units and industrial space within the City. However, this increased need for police 
protection would not require the construction of new APD facilities or the expansion of existing police 
protection facilities.  

In addition, the Azusa General Plan states that the current police facilities are designed to service a 
build-out population of 63,500 individuals in the City, which is far above the anticipated City population 
with the increase in population from the Project. The 55 sworn officers currently serving the City equate 
to a service ratio of 1.13 sworn officers for every 1,000 residents. Although this number is below the 
City’s target service ratio of 1.30, the population growth caused by the Project would not cause it to 
further decrease to the point where new APD facilities would need to be built. Therefore, the proposed 
Project would not adversely affect service ratios, response times, or other performance objectives and 
would not require any new or altered police protection facilities which could cause a significant 
environmental impact. While no new police protection facilities would be required to serve the Project, 
the Project applicant may be required to contribute standard development fees for incremental 
increases in demand for police protection services, which provide funding for future improvements by 
APD. Such improvements would undergo separate environmental review at the time they are proposed. 

Level of Significance Prior to Mitigation  

Implementation of the Project would not result in the need for new or altered police protection 
facilities, and impacts would be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.13.5.3 Schools 

Would the Project result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for schools? 

The proposed Project does not involve the construction of any new or physically altered schools. The 
proposed Project involves the construction of an age-restricted residential community. This age 
restriction dictates that no individual under the age of 55 would be permitted as a primary resident of 
the housing facilities. Due to this restriction, the direct population growth associated with the Project 
would not include school-aged individuals requiring new services from AUSD. There is the potential for a 
minimal increase in the number of families residing in the City, including school-aged individuals, 
resulting from the additional employment opportunities generated by the Project. However, it is 
anticipated that the majority of these employment opportunities would be filled by existing residents 
and no substantial demand for public services, including schools, is expected.  

In addition, the Project applicant would be required to pay school mitigation fees pursuant to California 
Education Code Section 17620 et seq. and Government Code Sections 65995(h) and 65996(b) in effect at 
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the time of building permit issuance. Payment of these fees would assist in funding AUSD’s long-range 
plans. SB 50 states that the fees imposed by school districts shall constitute the exclusive method of 
considering and mitigating impacts on school facilities caused by a development project. Such payment 
shall provide “full and complete mitigation of the impacts of any legislative or adjudicative act...on the 
provision of adequate school facilities” (Government Code Section 65995[h]). Therefore, the proposed 
Project would not result in the need for additional or altered schools, the construction of which could 
cause significant environmental impacts, and would not adversely impact performance objectives such 
as teacher-student ratios or capacities for schools in the area. 

Level of Significance Prior to Mitigation  

Implementation of the Project would not result in the need for new or altered schools, and impacts 
would be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.13.5.4 Parks 

Would the Project result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for parks? 

The City offers a variety of recreational activities, including 22 public parks. As outlined above, the 
current park per capita ratio is 1.45 acres per 1,000 persons, based on the City’s 2023 population of 
48,272 persons. The Azusa General Plan states that the City is expected to maintain the 2004 park per 
capita ratio of 1.14 acres per 1,000 persons, while striving to achieve the National Parks and Recreation 
Association’s recommended per capita ratio of 3.0 acres per 1,000 persons. Additional information 
regarding the City’s parks can be found in Section 4.14, Recreation. Although the City has not reached 
the National Parks and Recreation Association’s recommended ratio, it has provided community 
members with a park per capita ratio over the goal set in 2004.  

The proposed Project would cause an increase in population, and, therefore, could increase the use of 
the City’s existing parks. However, as discussed in Section 4.12, Population and Housing, the Project is 
estimated to increase the City’s population to 48,737 persons, which would generate a park per capita 
ratio of 1.44 acres per 1,000 persons. Therefore, the Project would not cause the park per capita ratio to 
decrease below the City’s standard of 1.14 acres per 1,000 persons. In addition, the proposed Project 
would offer residents of the age-restricted community additional recreational amenities such as meeting 
areas, fitness rooms, an outdoor pool and spa, outdoor recreation areas, and dining areas, as well as 
access to the existing on-site golf course. Because the proposed Project includes these amenities for 
residents, Project residents are not anticipated to substantially increase the use of City parks such that 
there would be a need for new or physically altered parks in the City. In addition, the Project would 
contribute fees to the City for park redevelopment in compliance with the Quimby Act and outlined in 
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the City’s Schedule of Fees and Charges (City 2023c). This payment would offset the potential increase in 
use of parks that the Project may induce.  

The proposed redevelopment of a portion of the Azusa Greens Golf Course would not decrease the 
available public park land in the City, as it is privately owned and operated. The proposed Project site 
does not include existing public parks or joint-use facilities on-site. As the park per capita ratio is 
currently above the goal set forth by the City, and the population growth caused by the proposed 
Project would not substantially alter this ratio, no adverse physical impacts associated with the provision 
of new or physically altered park facilities would occur, and City objectives regarding parks would be 
maintained.  

Level of Significance Prior to Mitigation  

Implementation of the Project would not result in the need for new or altered parks, and impacts would 
be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.13.5.5 Other Public Facilities 

Would the Project result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for other public facilities? 

The City owns and operates the Azusa City Library, which provides community members with a variety 
of resources, as discussed above. In addition, the City owns and operates the Azusa Senior Center, which 
offers a variety of resources to community members over 50 years of age. Although the Project would 
generate an increase in population and, therefore, an increase in the use of the City’s library and senior 
center, it would not require the provision of new or physically altered library or senior center facilities. 
The population increase would be minimal in comparison with the City’s existing and projected 
population as further discussed in Section 4.12, Population and Housing, and the current resources 
offered by the library and senior center would be sufficient to provide services to the additional 
residents brought about by the Project. In addition, Azusa Municipal Code Chapter 42 Article I authorizes 
the City Council to levy taxes for the purpose of maintaining and operating the Azusa City Library and 
the Project applicant would pay applicable fees if enacted by City Council and applicable to the Project. 
The Project would also generate additional sales and property tax revenue over time, which would 
contribute to the funds available for library maintenance and operation. No new library or senior center 
facilities would be required to serve the Project residents and, therefore, no significant environmental 
impacts would be caused by the provision of such facilities.  
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Level of Significance Prior to Mitigation  

Implementation of the Project would not result in the need for new or altered public facilities, and 
impacts would be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.13.6 Cumulative Impact Analysis 

The provision of public services is often specific to jurisdictional providers or confined by service 
boundaries. Typically, changes in development influence the demand for public services to be provided 
within a local city, county, or service district. The geographic scope for analysis of cumulative impacts to 
public services is the City of Azusa. 

As discussed above, the Project’s impact to City public services due to an increase in population resulting 
from the residential site would not be significant. Fire and police services are provided at the site under 
existing conditions, and the increase in population from the Project would not substantially decrease the 
ability of the City to provide other public services. In addition, impacts to public services would be offset 
by the development fees contributed by the Project applicant as well as the generation of sales and 
property taxes over time, which would contribute funding available to add personnel, facilities, or 
equipment to maintain adequate service ratios outlined in the Azusa General Plan. As detailed above, 
the Project would be required to comply with all applicable federal, state, and local standards and 
regulations regarding public services within the City and would be required to undergo review by the 
City, LACoFD, and APD to ensure that all safety standards are met by the Project. Similarly, cumulative 
projects in the City would generate new revenue in the City and pay development fees where 
applicable. Cumulative projects would additionally be required to comply with federal, state, and local 
public services-related standards, regulations, and review requirements.  

Population growth associated with the proposed residential site could result in an increased use of 
public services, as discussed above; however, it would not necessitate the construction of new fire or 
police stations, schools, parks, libraries, or senior centers. The identified cumulative projects within the 
City, which propose a total of 203 additional residential units, are not anticipated to result in the need 
for additional facilities to be built due to the minor increase in population growth that would occur. In 
addition, the growth projections that future public service needs within the City are based on account 
for the population growth induced by the identified cumulative projects. However, if future 
development in the City results in the need for new or altered facilities to maintain acceptable service 
ratios or other objectives related to the public service, the City may propose new public service facilities. 
The approval for construction of such facilities would be subject to environmental analysis requirements 
in accordance with CEQA, and applicable mitigation measures would be applied to such a project; 
however, the discussion of potential impacts related to such a facility would be speculative at this time. 
The proposed Project would not result in a cumulatively considerable contribution to impacts related to 
public services. 
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4.14 Recreation 

This section addresses the potential impacts related to recreation associated with the implementation 
of the proposed Project. This section discusses existing recreation facilities in the area and identifies 
applicable state and local regulations and policies related to such facilities, including the Azusa General 
Plan.  

4.14.1 Existing Conditions 

4.14.1.1 Park Facilities 

The City has 22 public parks and recreational facilities with over 70 acres of open space, 36 of which are 
turf acres (City 2024d). Table 4.14-1, Azusa Park Locations, outlines the specific acreage and location of 
each of the public parks in the City. An additional 186 acres of park space are available at public school 
facilities through joint-use agreements between the City and AUSD (City 2004a). In addition to the parks 
listed below, City residents can utilize the open space in the Angeles National Forest, which is just north 
of the City and provides 700,000 acres of recreational opportunities (USDA 2024). The San Gabriel River 
Trail also provides trail space near the Project site and includes access to the Azusa Rockery and Geology 
Park.  

Table 4.14-1 
AZUSA PARK LOCATIONS 

Park Location Acres/Turf Acres 
Alisal Park 661 East Boxwood Lane 1.6 acres/0.5 turf acres 
Arroyo North 1512 Azusa Veterans Way 7 acres/0.5 turf acres 
Arroyo South 1204 North MacNeil Drive 12 acres/0.5 turf acres 

Azusa Bike Trail Head San Gabriel Canyon Road and 
North Ranch Road 

0.9-mile-long trail connects to San 
Gabriel River Bike Trail 

Canyon Park 1401 North San Gabriel Canyon 
Road 

1 acre/0.5 turf acres 

Citrus Grove Park 600 Gardenia Drive 0.56 acres/0.275 turf acres 
Craftsman Park 503 East Sierra Madre Avenue 0.75 acres/0.25 turf acres 
Edwards Park 600 North Azusa Avenue 0.20 acres/0.20 turf acres 
Gladstone Park 414 South Pasadena Avenue 4.6 acres/3.41 turf acres 
Memorial Park Recreation Center 340 North Orange Place - 
Northside Park 600 Block West 11th Street 15.09 acres/13.05 turf acres 
Oak Hill Park 701 East Heather Circle 0.6 acres/0.13 turf acres 
Olive Hill Park 1238 MacNeil Drive 0.6 acres/0.13 turf acres 
Pioneer Park 1360 North Dalton Avenue 4.1 acres/3.5 turf acres 
Rancho Park 1357 MacNeil Drive 1 acres/0.125 turf acres 
Ridgeview Park 1305 Vosburg Drive 1.31 acres/0.27 turf acres 
San Gabriel Canyon Gateway 
Center 

1950 North San Gabriel Canyon 
Road 

2 acres/0.75 acres native garden 
and Memorial Grove 

Sierra Madre Park 579 Orange Blossom Way 1.38 acres/0.5 turf acres 
Slauson Park 501 East Fifth Street 5.5 acres/2.6 turf acres 
Summit Park 708 East Camelia Way 0.88 acres/0.25 turf acres 
Veteran’s Freedom Park 213 Foothill Boulevard 6.24 acres/3.93 turf acres 
Zacatecas Park 924 West 1st Street 7 acres/5.58 turf acres 

Source: City 2024d 

I I 
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4.14.1.2 Recreational Programs and Events 

The City’s Recreation Division offers a variety of recreational programs, including youth, adult, and 
senior programs, aquatics programs, facilities rentals, and City special events.  

The Adult Programs are run by the Community Resources Department and include co-ed, women’s, and 
men’s adult sports such as baseball, basketball, kickball, softball, and volleyball. For each sport, teams 
are required to provide a team registration fee as well as a fee for game officials. Youth sports include 
flag football, volleyball, basketball, T-ball, and soccer. These programs require a registration fee and 
include five to seven weeks of instruction. Senior programs run by the City include day trips, which 
require a fee; free senior activities such as Bingo, Loteria, and other indoor games; a free senior support 
group focusing on areas such as emotional support, coping skills, grief and loss, and addiction recovery; 
and free Tuesday movies.  

The City also hosts a variety of seasonal community special events. These include an Easter egg hunt at 
Zacatecas Park, the Outdoor Recreation & Eco-Fair at Memorial Park, the CommUNITY Festival and Fun 
Run/5K at Memorial Park, showings of a variety of family-friendly movies throughout the year at 
Memorial Park, the Summer Concert series, the Teen Festival hosted at Memorial Park, the BOXFAM 
BBQ & Boxing Showcase, a weeklong celebration of the City of Azusa hosted by the Golden Days 
Committee, Halloween Fright Fest at Memorial Park, and the Festival of Lights on the City Hall front lawn 
(City 2024g).  

4.14.1.3 Recreational Facilities 

The James Slauson Community Pool offers the Learn to Swim program, a Red Cross Certified swim 
program that requires a registration fee. During the Learn to Swim program hours, swimmers aged 16 
and up are also welcome to take part in Lap Swim. In addition, this pool offers safety classes and a movie 
night on Friday nights. The Azusa Community Garden was opened in 2011 on Garden Celebration Day in 
Memorial Park North Recreation Center. The garden offers 40 garden plots for rent to community 
members or organizations to promote sustainable living practices. The garden is funded by grants from 
ALW, the Canyon City Foundation, and the Rivers and Mountains Conservancy to California Resource 
Connections.  

The City also operates a variety of other facilities in which community members can host events, attend 
classes, and more. The Azusa Senior Center can accommodate up to 200 guests and offers a senior 
nutrition program, meeting and dining rooms, and a stage. The Azusa Women’s Club can accommodate 
up to 250 guests and offers a banquet hall, patio, and in-house catering. The newly restored National 
Guard Armory can accommodate up to 250 guests and offers meeting rooms, an indoor gymnasium, and 
mirrored classrooms (City 2024g). Currently, the City does not offer public recreational facilities other 
than those described above and within Section 4.13, Public Services. A number of privately owned and 
operated recreational facilities are offered in the City, which include the golf course on the Project site. 
Because the golf course within the Project site is privately owned and operated, it is not part of the 
City’s park and recreational facility programming. 
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4.14.2 Regulatory Setting 

4.14.2.1 State Regulations 

Public Park Preservation Act 

The primary instrument for protecting and preserving parkland is the state Public Park Preservation Act. 
Under the PRC, cities and counties may not acquire any real property that is used as a public park for 
any non-park use unless compensation, or land, or both, are provided to replace the parkland acquired. 
This provides no net loss of parkland and facilities. 

Quimby Act and Assembly Bill 1359 

Cities and counties have been authorized since the passage of the 1975 Quimby Act (Government Code 
Section 66477) to pass ordinances requiring that developers set aside land, donate conservation 
easements, or pay fees for park improvements. Revenues generated through the Quimby Act cannot be 
used for the operation and maintenance of park facilities. The dedicated land or fees may only be used 
for the development or rehabilitation of neighborhood or community parks or recreational facilities in 
the subdivision for which they were provided, according to AB 1359 (Chapter 412, Statutes of 2013), 
unless certain requirements are met and an exception is made. The goal of the Quimby Act is to require 
developers to help mitigate the impacts of property improvements. The act gives authority for the 
passage of land dedication ordinances only to cities and counties. Special districts must work with cities 
and/or counties to receive parkland dedication and/or in-lieu fees. The fees must be paid, and land 
conveyed directly to the local public agencies that provide park and recreation services communitywide. 

4.14.2.2 Local Regulations 

City of Azusa General Plan 

The Azusa General Plan outlines specific goals and policies related to recreation in the Recreation 
section of Chapter 5, Natural Environment. Applicable goals, policies, and programs pertaining to 
recreation include the following:  

Policy 2.1. Maintain the current park per capita ratio of 1.14 acres per 1,000 persons. 

Policy 2.2. Strive to achieve the National Parks and Recreation Association’s recommended per capita 
ratio of 3.0 acres per 1,000 persons. When the City has met the 3.0 ratio, strive to achieve the National 
Parks and Recreation Association’s suggested per capita ratio of 5.0 acres per 1,000 persons. 

Policy 6.4. Encourage commercial recreational facilities to provide recreational services and facilities 
that may not be otherwise provided in the City.  
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4.14.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential recreation impacts are based on Appendix G of the 
CEQA Guidelines. A significant impact to recreation could occur if implementation of the proposed 
Project would: 

a) Increase the use of existing neighborhood and regional parks or other recreational facilities such 
that substantial physical deterioration of the facility would occur or be accelerated; or 

b) Include recreational facilities or require the construction or expansion of recreational facilities 
which might have an adverse physical effect on the environment. 

4.14.4 Methodology and Assumptions 

The following analysis is based on information provided by the Azusa Recreation Division and goals and 
policies outlined in the Azusa General Plan related to recreation. The potential impacts of the proposed 
Project are evaluated in comparison to the existing recreation opportunities of the City to determine 
their level of significance.  

4.14.5 Impact Analysis 

4.14.5.1 Use of Existing Recreational Facilities 

Would the Project increase the use of existing neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the facility would occur or be accelerated? 

The City offers a variety of parks and recreational facilities and programs, as outlined above. The 
proposed Project would cause an increase in the City’s population and, therefore, an increase in the use 
of the City’s existing parks and recreational facilities and programs. However, the proposed Project 
would offer Project residents additional private recreational amenities such as fitness rooms, an outdoor 
pool and spa, outdoor recreation areas, as well as access to the existing on-site golf course. Because the 
proposed Project includes these amenities for residents, it is not anticipated that the use of the City’s 
existing parks and reactional facilities would increase such that substantial physical deterioration would 
occur or be accelerated. Additional information and analysis regarding the City’s parks can be found in 
Section 4.13, Public Services.  

Additionally, the Quimby Act authorizes cities and counties to require the dedication of land for parks or 
the payment of fees in lieu of park land dedication from developers. The City’s Schedule of Fees and 
Charges, which is reviewed and updated on an annual basis by the Azusa City Council, outlines the Park 
and Recreation Redevelopment Fees that developers must pay to the City on a per-bedroom basis for 
residential development (City 2023b). The Project developer would provide payment to the City for park 
redevelopment, which would offset the potential increase in use of parks, recreational facilities, and 
recreational programs that the Project may induce. Therefore, physical deterioration, which may occur 
to existing recreational facilities as a result of the proposed Project, would be compensated for by the 
Project developer. 
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Level of Significance Prior to Mitigation  

Implementation of the Project would not increase the use of existing parks or other recreational 
facilities such that substantial physical deterioration of the facility would occur or be accelerated, and 
impacts would be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.14.5.2 Expansion of Recreational Facilities 

Does the Project include recreational facilities or require the construction or expansion of recreational 
facilities which might have an adverse physical effect on the environment? 

The proposed Project includes the construction of new private recreational facilities and would modify 
existing private recreational facilities. All Project components would be constructed on private land and 
would not require the conversion of land designated for public open space or other recreational use. 
The residential site would include fitness rooms, an outdoor pool and spa, and other open outdoor 
recreation areas. The golf course site would include light renovations to the existing golf course 
clubhouse, redevelopment of the existing parking lot, and a reconfiguration of nine of the existing holes 
on the golf course. While these elements of the proposed Project do have the potential to cause an 
adverse physical effect on the environment, these potential impacts are discussed throughout this EIR as 
part of the proposed Project, and mitigation measures have been prescribed where potentially 
significant impacts are identified as feasible. No off-site construction or expansion of recreational 
facilities would occur such that the Project would have an adverse physical effect on the environment 
beyond what has been described throughout the relevant sections of this EIR.  

Level of Significance Prior to Mitigation  

Implementation of the Project, including the construction and expansion of proposed recreational 
facilities, would not result in adverse physical effects or significant impacts beyond those identified in 
the relevant sections of this EIR. Impacts associated with this environmental issue area would be less 
than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 
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4.14.6 Cumulative Impact Analysis 

The geographic area for the analysis of cumulative impacts related to recreation is the City of Azusa. 
Changes in development typically influence the demand for recreational facilities which serve residents 
on a community-wide basis.  

As discussed above, the population growth associated with the proposed residential site could result in 
an increase in use of the City’s various recreational programs and facilities. However, the increase in use 
would not result in substantial physical deterioration of recreational facilities to occur or be accelerated, 
and would not require the construction or expansion of existing recreational facilities outside of the 
Project site. The Project would include the construction of new private recreational facilities (on-site 
residential amenities) and the modification of existing private recreational facilities (Azusa Greens Golf 
Course) and, therefore, has the potential to cause an adverse physical effect on the environment; 
however, these potential impacts are discussed throughout the EIR as part of the proposed Project, and, 
where feasible, mitigation measures have been prescribed where potentially significant impacts are 
identified. Additionally, the Project would be required to provide Park and Recreation Redevelopment 
Fees as authorized by the Quimby Act, which would provide the City with a source of funding should 
facilities require repair or expansion due to increased development in the City.  

The identified cumulative projects have the potential to cause substantial physical deterioration of 
existing neighborhood and regional parks or recreational facilities due to an increase in use. 
Additionally, these projects could include the construction or expansion of recreational facilities, which 
could have an adverse physical effect on the environment. However, all cumulative projects within the 
City would be required to pay the City’s Park and Recreation Redevelopment Fees, which would offset 
potential impacts to recreational facilities and provide the City with funding to provide repairs, 
expansion, or construction of new recreational facilities to adequately serve the community. Any 
recreational development proposed by the cumulative projects would be subject to environmental 
review, and if there is a potential for adverse physical effects on the environment due to the 
construction or expansion of recreation facilities, feasible mitigation measures would be identified. 
Therefore, cumulative project impacts would be less than significant, and the proposed Project would 
not result in a cumulatively considerable contribution to impacts related to recreation. 



Azusa Greens Redevelopment Project 4.15 Transportation 

4.15-1 

4.15 Transportation 

This section addresses the potential transportation- and traffic-related impacts associated with the 
implementation of the proposed Project. This analysis is based in part on the TIS prepared by LLG, which 
is included as Appendix R to the EIR. The TIS analyzes the proposed Project’s transportation impacts 
under CEQA utilizing a VMT metric. The City requires additional intersection operation and site access 
studies to identify a proposed project’s effect on local transportation infrastructure, which is evaluated 
using Level of Service (LOS); however, these studies do not determine Project impacts under CEQA.  

4.15.1 Existing Conditions 

4.15.1.1 Transportation Analysis Metrics 

Vehicle Miles Traveled 

VMT is a metric that accounts for the number of vehicle trips generated and the length or distance of 
those trips. VMT does not directly measure traffic operations but instead is a measure of network use or 
efficiency, especially if expressed as a function of population or employment (e.g., VMT/capita). VMT 
tends to increase as land use density decreases and travel becomes more reliant on the use of the 
automobile due to the long distances between origins and destinations. VMT can also serve as a proxy 
for impacts related to energy use, air pollutant emissions, GHG emissions, safety, and roadway 
maintenance. The relationship between VMT and energy or emissions is based on fuel consumption. The 
traditional use of VMT in environmental impact analysis is to estimate mobile air pollutant emissions, 
GHG emissions, and energy consumption. 

Level of Service 

LOS is the term used to denote the different operating conditions which occur on a given roadway 
segment under various traffic volume loads. It is a qualitative measure used to describe a quantitative 
analysis taking into account factors such as roadway geometries, signal phasing, speed, travel delay, 
freedom to maneuver, and safety. LOS provides an index to the operational qualities of a roadway 
segment or an intersection. LOS designations range from A to F, with LOS A representing free-flowing 
operating conditions and LOS F representing jammed operating conditions. The LOS designation is 
reported differently for signalized and unsignalized intersections, as well as for roadway segments. 
Changes in LOS are not considered impacts under CEQA but are considered by the City in the evaluation 
of project design and circulation infrastructure needs, as well as in considering a project’s consistency 
with General Plan policies. 

4.15.1.2 Roadway Network 

Todd Avenue is a four-lane north-south roadway designated as a Secondary Arterial roadway in the 
Azusa General Plan. A Secondary Arterial is typically a two-to-four-lane street that services local and 
commuter traffic. This roadway is also a truck route. The posted speed limit is 40 mph. 

Sierra Madre Avenue is a four-lane east-west roadway that is designated as a Secondary Arterial 
roadway in the Azusa General Plan. A Secondary Arterial is typically a two-to-four-lane street that 
services local and commuter traffic. This roadway is also a truck route. The posted speed limit is 40 mph. 
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10th Street is a two-lane east-west roadway that is designated as a Local Street in the Azusa General 
Plan. A Local Street is meant to distribute traffic within a neighborhood and is not intended for use as a 
through-street or a link between higher-capacity facilities. Local Streets are often fronted by residential 
uses. This street is not a truck route, and has a posted speed limit of 25 mph. 

Vernon Avenue is a four-lane north-south roadway designated as a Collector roadway in the Azusa 
General Plan. Collector roadways are streets that provide access and traffic circulation within residential 
and non-residential (e.g., commercial and industrial) areas. They connect local streets to arterials and 
are typically designed with two travel lanes that may accommodate on-street parking. This roadway is 
not a truck route, and has a posted speed limit of 35 mph. 

San Gabriel Avenue is a four-lane southbound roadway within SR 39 designated as a Local Street 
between Sierra Madre Avenue and 9th Street and as a Collector roadway south of 9th Street. Local 
Streets distribute traffic within a neighborhood, or similar adjacent neighborhoods, and are fronted by 
residential uses, while Collector roadways are streets that provide access and traffic circulation within 
residential and non-residential (e.g., commercial and industrial) areas. They are often designed to 
accommodate on-street parking and access to abutting properties. This roadway is not a truck route. 
The posted speed limit is 35 mph. 

Azusa Avenue is a two-to-three-lane northbound roadway within SR 39 that is designated as a 
Secondary Arterial roadway in the Azusa General Plan. A Secondary Arterial is typically a two-to-four-
lane street that services local and commuter traffic. This roadway is not a truck route, and the posted 
speed limit is 35 mph. 

Foothill Boulevard is a four-lane east-west roadway that is designated as a Principal Arterial roadway in 
the Azusa General Plan. Principal Arterial roadways are typically four-or-more lane roadways and serve 
both local and regional through-traffic. This street is also a truck route. The posted speed limit ranges 
from 35 to 45 mph.  

Irwindale Avenue is a six-lane north-south roadway that is designated as a Major Highway in the City of 
Irwindale General Plan Update. This roadway is a truck route, and has a posted speed limit of 40 mph. 

1st Street is a four-lane east-west roadway that is designated as a Secondary Arterial roadway in the 
Azusa General Plan. A Secondary Arterial is typically a two-to-four-lane street that services local and 
commuter traffic. This roadway is also a truck route, and has a posted speed limit of 35 mph.  

4.15.1.3 Public Transit Network 

Public transit services are provided within the Project TIS study area by Foothill Transit and LA Metro. 
Public light rail transit is provided in the City by the LA Metro A Line. The Azusa Downtown Station is 
located northeast of the Azusa Avenue/Foothill Boulevard intersection and is approximately 0.6 mile 
southeast of the Project site. Light rail transit service is provided approximately every 10 minutes during 
the morning and evening peak commute hours. 

A total of four bus routes provide public transit service in the vicinity of the Project site. Each line 
provides service approximately every 15 to 30 minutes during the morning and evening peak commute 
hours. Regular public bus transit services are provided along Foothill Boulevard, San Gabriel Avenue, and 
Azusa Avenue to the south and east of the proposed Project site. No public transit bus lines currently 
provide service along North Todd Avenue or Sierra Madre Avenue. The nearest public bus stop to the 
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Project site is provided by Foothill Transit Line 185 approximately 0.1 mile east of the site at the 
intersection of San Gabriel Avenue and Sierra Madre Avenue. Additional bus stops for Foothill Transit 
Lines 185, 187, 188, and 280 are provided at the San Gabriel Avenue and Foothill Boulevard intersection 
approximately 0.7 mile southeast of the Project site.  

4.15.1.4 Pedestrian Facilities 

Public sidewalks are provided along most roadways within the vicinity of the Project site under existing 
conditions, including along Todd Avenue, Vernon Avenue, San Gabriel Avenue, Azusa Avenue, Sierra 
Madre Avenue, and Foothill Boulevard. Currently, the proposed industrial site frontage along North 
Todd Avenue and West 10th Street does not provide public sidewalks, although public sidewalks are 
provided elsewhere along these roadways. Striped crosswalks with pedestrian signals are provided at 
the signalized intersections in the vicinity of the Project site. In addition, striped crosswalks are provided 
across the east and west legs of Sierra Madre Avenue at the unsignalized intersections of Todd 
Avenue/Sierra Madre Avenue and Vernon Avenue/Sierra Madre Avenue. Speed feedback signs are 
provided for the westbound approach at Vernon Avenue/Sierra Madre Avenue, and flashing lights 
activated by pedestrian push-buttons are installed at the crosswalks; however, at the time of the TIS 
facility review, the push-button activated flashing lights were non-operational. ADA curb ramps with 
tactile warning strips consisting of yellow or grey truncated dome pads are provided at most major 
intersections in the vicinity of the Project site, although truncated dome pads are not provided for all 
existing curb ramps at the intersections of Todd Avenue/Sierra Madre Avenue adjacent to the Project 
site. Golf cart crossings are accommodated at the Todd Avenue/Sierra Madre Avenue pedestrian 
crossing.  

4.15.1.5 Bicycle Facilities 

Class I bike paths are exclusive, car-free facilities that are typically located outside of a roadway area. 
Currently, the San Gabriel River Path, a Class I bike lane, is provided west of the Project site. In addition, 
a Class I bicycle path connector is provided between the Azusa Rockery and Geology Park (along the San 
Gabriel River Path) and the Todd Avenue/Sierra Madre Avenue intersection. There are no existing 
bicycle facilities that provide direct access to the residential site or industrial site; however, bicyclists are 
able to share existing roadway facilities with vehicles.  

4.15.2 Regulatory Setting 

4.15.2.1 Federal Regulations 

Highway Capacity Manual 

The Highway Capacity Manual, prepared by the federal Transportation Research Board, is the result of a 
collaborative multiagency effort between the Transportation Research Board, Federal Highway 
Administration, and American Association of State Highway and Transportation Officials. The Highway 
Capacity Manual 6th Edition contains concepts, guidelines, and procedures for computing the capacity 
and quality of service of various highway facilities including freeways, signalized and unsignalized 
intersections, rural highways, and the effects of transit, pedestrian, and bicycles on the performance of 
these systems.  
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Title 23, Code of Federal Regulations 

CFR Title 23, Section 450.220, Highways, requires each state to carry out a continuing, comprehensive, 
and intermodal statewide transportation planning process. This planning process must include 
development of a statewide transportation plan and transportation improvement program that 
facilitates the efficient, economical movement of people and goods in all areas of the state. 

4.15.2.2 State Regulations 

California Department of Transportation  

Caltrans is the primary state agency responsible for transportation issues. One of its duties is the 
construction and maintenance of the state highway system. Caltrans has established standards for 
street traffic flow and has developed procedures to determine if intersections require improvements. 
For projects that may physically affect facilities under its administration, Caltrans requires 
encroachment permits before any construction work may be undertaken. For projects that would not 
physically affect facilities but may influence traffic flow and LOS at such facilities, Caltrans may 
recommend measures to mitigate the traffic impacts of such projects. In addition, Caltrans must review 
proposals to signalize freeway ramp interchanges through their Intersection Control Evaluation process 
(Caltrans Traffic Operations Policy Directive #13-01).  

As required by state law, Caltrans has formally adopted VMT as the metric for evaluating the 
transportation impacts of local development projects on the State Highway System. Caltrans’ 
Transportation Impact Study Guide relies on the December 2018 Technical Advisory on Evaluating 
Transportation Impacts in CEQA (Technical Advisory) prepared by the OPR as the basis for its guidance 
on VMT assessment. The Transportation Impact Study Guide states: 

Additional future guidance will include the basis for requesting transportation impact analysis 
that is not based on VMT. This guidance will include a simplified safety analysis approach that 
reduces risks to all road users and that focuses on multi-modal conflict analysis as well as access 
management issues.  

While the final guidance is still being developed, Caltrans has released a memorandum with interim 
safety guidance that was consulted in preparation of the TIS as it relates to intersections with I-210 
(Caltrans 2020b).  

Statewide Transportation Improvement Program 

As indicated above, CFR Title 23, Section 450.220, requires the preparation of statewide transportation 
plans. Pursuant to this requirement, California adopted the California Statewide Transportation 
Improvement Program (STIP). The STIP is prepared by Caltrans in cooperation with the MPO and the 
regional transportation planning agencies. In Los Angeles County, the MPO and regional transportation 
planning agency is SCAG. The STIP contains capital and non-capital transportation projects or identified 
phases of transportation projects for funding under the Federal Transit Act and Title 23 of the CFR, 
including federally funded projects.  
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Senate Bill 743  

On September 27, 2013, Governor Jerry Brown signed SB 743 into law, which changed the way 
transportation impact analysis is conducted under CEQA. These changes include the elimination of auto 
delay, LOS, and similar measurements of vehicular roadway capacity and traffic congestion as the basis 
for determining significant impacts under CEQA. Previously, environmental review of transportation 
impacts focused on the delay that vehicles experience at intersections and on roadway segments, as 
measured by LOS. Under SB 743, the Legislature directed that the focus of transportation analysis shift 
from driver delay to the reduction of GHG emissions, the creation of multimodal networks, and the 
promotion of a mix of land uses. SB 743 required OPR to amend the CEQA Guidelines to provide an 
alternative to LOS for evaluating transportation impacts for transit-oriented infill projects, and 
authorized OPR to recommend such an alternative for the analysis of transportation-related impacts 
associated with all land use projects under CEQA.  

In response to the directive, OPR elected to utilize VMT as the metric upon which a project’s 
transportation-related impacts would be assessed under CEQA. VMT is defined as a measurement of 
miles traveled by vehicles within a specified region for a specified period and is a measure of network 
use or efficiency. Since the OPR determination to utilize VMT as the metric going forward, the state has 
approved CEQA Guidelines Section 15064.3, which implements that change. To assist CEQA practitioners 
in complying with the new requirements, OPR also issued the Technical Advisory, which provides 
recommendations for conducting VMT analysis in compliance with the new Guidelines. The City has not 
yet adopted transportation guidelines for VMT analyses. Therefore, the Project-specific VMT assessment 
was prepared in compliance with the methodology recommended in the OPR Technical Advisory. 

4.15.2.3 Local Regulations 

Los Angeles County Metropolitan Transportation Authority 

LA Metro is responsible for implementing an efficient and effective transportation system for the County 
of Los Angeles within a service area of 1,433 square miles. As the Congestion Management Agency for 
the County, LA Metro is responsible for implementing the Congestion Management Program (CMP).  

Pursuant to Proposition 111, every county in California is required to develop a CMP that examines the 
relationships between land use, transportation, and air quality. The CMP addresses the impact of local 
growth on the regional transportation system. Proposition 111 also established a nine percent per gallon 
gas tax, staged over a five-year period, for the purpose of funding transportation-related improvements 
statewide. To be eligible for Proposition 111 revenues, the CMP legislation (originally AB 471, amended 
by AB 1791) requires that a CMP be developed, adopted, and updated biennially for every county that 
includes an urbanized area and shall include every city and the county government within that county. 
The CMP includes highway and roadway system monitoring, multimodal system performance analysis, 
transportation demand management, land use analysis, and local conformance. The CMP is consistent 
with the SCAG 2024 RTP/SCS and requires review of significant individual projects which could have an 
impact on the CMP transportation system. 

Azusa Municipal Code 

In accordance with Azusa Municipal Code Chapter 62, Streets, Sidewalks, and Other Public Places, work 
within a street or public right-of-way requires the issuance of a permit from the City Engineer. As part of 
these permit requirements, Azusa Municipal Code Section 62-50 requires that during work within the 
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right-of-way, warning devices are placed to warn vehicular traffic and pedestrians of the work under 
construction. For work within the City, the nature and placement of the warning devices shall meet or 
exceed the requirements for the type of work as set forth in the latest edition of Work Area Traffic 
Control Handbook published by the Southern California Chapter of the American Public Works 
Association. Work within a state highway would require warning devices to be placed in accordance 
with the Caltrans Traffic Manual. 

Azusa General Plan 

Chapter 3, The Built Environment, of the Azusa General Plan includes the Mobility section, which 
discusses goals and policies related to the existing transportation system within the City. The Mobility 
section goals, policies, and implementation programs related to transportation facilities are as follows: 

Goal 1. Balance the roadway with the planned land uses in the City. 

Policy 1.2. Maintain Level of Service D on roadway segments and at signalized intersections throughout 
the City, except in the downtown area, the University District, and in the vicinity of freeway 
interchanges where Level of Service E shall be maintained in these areas.  

Policy 1.3. Require the cost of improvements to the existing circulation system and new circulation 
system necessitated by new development to be borne by that development that gains benefit. 

Goal 2. Fully develop the street system to allow access to all areas of the City. Complete missing links in 
the City’s street system. 

Policy 2.5. Improve the operational efficiency of the roadway system, with implementation of traffic 
management measures, to minimize delay and congestion but without adversely impacting transit 
vehicles, bicyclists, and pedestrians. 

Goal 3. Provide a connected, balanced, and integrated transportation system that enables Azusans to 
walk, bike, and take transit rather than using their car.  

Policy 3.1. Develop and maintain a citywide pedestrian network of both on-street and off-street 
walkways. Network shall link new neighborhoods with existing neighborhoods, connect neighborhood 
centers, schools, parks, commercial centers, and citywide destinations such as Downtown, the San 
Gabriel River, and Civic Center. 

Policy 3.3. Provide pedestrian amenities (such as benches, seats, water fountains, shady street trees, 
etc.) and conditions that enhance the pedestrian experience along the pedestrian network. 

Policy 3.4. Develop and maintain a citywide bicycle network of both on-street bike lanes and off-street 
bike paths in accordance with the Bicycle Routes. The network provides for off-street paths along the 
San Gabriel River, railroad rights-of-way, alongside flood control channels, and within existing and new 
neighborhoods, where feasible. The network improves connections between residential neighborhoods, 
schools, and commercial centers, as well as providing connections to citywide destinations such as 
Downtown, the University District, the San Gabriel River, and Civic Center. 

Goal 4. Design/redesign streets to encourage pedestrians and bicycles and to accommodate vehicles. 
Make city streets more pedestrian-friendly and bicycle-friendly. 
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Policy 4.3. Provide sidewalks on all city streets, as appropriate (see Mobility Policy 3.1). 

Policy 4.4. Provide bicycle lanes where possible on city streets 

Goal 8. Encourage walking, biking, and the use of transit through a variety of land use development and 
urban design measures.  

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

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. 

Azusa Walks: City of Azusa Pedestrian Master Plan 

Azusa Walks is the City’s 2022 Pedestrian Master Plan that prioritizes and guides investments to create a 
safer and more walkable Azusa. The Plan goals are to (1) Transform Azusa into a more livable 
community, (2) Educate the community on the benefits of a walkable community, (3) Address mobility 
as population and congestion grows, (4) Increase pedestrian access to key destinations, and (5) Create 
more walkable communities alongside new transit and economic development investments.  

The Pedestrian Master Plan identifies the intersection of San Gabriel Avenue and Foothill Boulevard as a 
priority intersection for pedestrian improvements, and portions of San Gabriel Avenue, Azusa Avenue, 
and Foothill Boulevard within the TIS study area as priority roadway segments for pedestrian 
improvements. Priority intersections and segments represent locations and corridors that, if improved, 
would have the greatest impact towards equity, safety, connectivity, and access factors. Specifically, at 
the San Gabriel Avenue and Foothill Boulevard intersection, high visibility crosswalks are recommended 
for each leg as well as curb extensions into San Gabriel Avenue (e.g., bulb-outs) on each corner. Other 
recommendations in the Pedestrian Master Plan include providing high visibility crosswalks and 
installing missing curb ramps at Vernon Avenue and Foothill Boulevard, and high visibility crosswalks and 
leading pedestrian intervals across all legs of Azusa Avenue and Foothill Boulevard.  

4.15.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential transportation impacts are based on Appendix G of 
the CEQA Guidelines. A significant impact to transportation could occur if implementation of the 
proposed Project would: 

a) Conflict with a program plan, ordinance, or policy addressing the circulation system, including 
transit, roadway, bicycle, and pedestrian facilities; 

b) Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b); 

c) Substantially increase hazards due to a geometric design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment); or 

d) Result in inadequate emergency access. 
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According to PRC Section 21099(b)(2), following certification of CEQA Guidelines Section 15064.3, which 
occurred in December 2018, “automobile delay, as described solely by [LOS] or similar measures of 
vehicular capacity or traffic congestion shall not be considered a significant impact on the environment 
pursuant to” CEQA. Rather, and as provided in CEQA Guidelines Section 15064.3, VMT is now considered 
the most appropriate measure of transportation impacts. As such, the City utilizes VMT as the metric for 
determining environmental impacts. The City has not yet adopted transportation assessment guidelines 
for VMT analyses; therefore, the VMT assessment has been prepared in compliance with the 
methodology recommended by the OPR in the Technical Advisory.  

As advised in the Technical Advisory, a reasonable threshold of significance would be a VMT per capita 
or VMT per employee that is 15 percent below the VMT of existing development. As such, a project 
exceeding a level of 15 percent below (i.e., 0 percent to less than 15 percent below) existing VMT per 
capita may indicate a significant transportation impact. The City’s 2023 baseline VMT utilizes the 2016 
SCAG RTP/SCS, which defines the residential baseline VMT as 18.0, the industrial baseline VMT as 19.64, 
and the commercial baseline VMT as 19.64. Therefore, a potentially significant impact to transportation 
would occur as a result of the Project if the residential site exceeds 15.3 VMT per capita, the industrial 
site exceeds 16.7 VMT per employee, or the golf course site exceeds 16.7 VMT per employee.  

While LOS is not the appropriate metric for evaluating transportation impacts under CEQA, the Azusa 
General Plan includes a policy to maintain intersections with LOS D or better; therefore, the evaluation 
of consistency with circulation policies presented in Section 4.15.5.1, below, considers whether the 
Project would generate trips that would cause study intersections to operate at LOS E or F. 

4.15.4 Methodology and Assumptions 

The Project-specific TIS prepared by LLG (refer to Appendix R) includes an analysis of the proposed 
Project’s existing transportation network context, existing traffic volumes, a forecast of cumulative 
baseline conditions, a forecast of Project-generated traffic, an assessment of potential Project-related 
transportation impacts, and recommendations for transportation network improvement measures. The 
Project’s VMT impacts were forecast using the San Gabriel Valley Council of Governments (SGVCOG) 
VMT Evaluation Tool.  

City requirements related to a proposed project’s effect on local transportation infrastructure have also 
been met through preparation of the TIS, which studied 10 City-owned study intersections and 4 
freeway ramp intersections under the jurisdiction of Caltrans. Additional detail regarding the circulation 
analysis can be found in Appendix R.  

4.15.5 Impact Analysis 

4.15.5.1 Circulation Programs, Plans, Ordinances, and Policies 

Would the Project conflict with a program, plan, ordinance, or policy addressing the circulation system, 
including transit, roadway, bicycle, and pedestrian facilities? 

Roadway Facilities 

The generation of vehicular traffic during construction could result in temporary vehicle delays; 
however, such delays would be brief and infrequent and are not anticipated to substantially alter traffic 
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circulation in the Project vicinity. Staging for Project construction would occur within the Project site and 
is not expected to impede vehicle circulation in the area. Temporary changes to the circulation system 
would occur during some phases of Project construction as connections to utilities in adjacent roadways 
and pedestrian improvements are constructed. Specifically, the Project would involve construction 
within public rights-of-way to install new public sidewalks, curbs, and gutters along the Project site 
frontage on North Todd Avenue and West 10th Street; replace a water main in North Todd Avenue and 
West 10th Street; and construct connections to existing utility infrastructure for water, sewer, electricity, 
natural gas, stormwater, and telecommunications in Sierra Madre Avenue, North Todd Avenue, and 
West 10th Street. These improvements would result in temporary lane closures within the Project area. 
Work within rights-of-way requiring temporary transportation facility alterations or closures would be 
subject to the City’s Traffic Control Plan Requirements as well as the requirements outlined in the Work 
Area Traffic Control Handbook pursuant to Azusa Municipal Code Section 62-50. Temporary traffic 
control measures included in the Traffic Control Plan would be required on construction document 
specifications, including placing temporary signage and advanced detour notifications, providing for safe 
pedestrian and bicycle passage or detour, and protecting existing site improvements that are planned to 
remain in place. Therefore, construction of the Project would not conflict with policies related to 
circulation on roadways surrounding the Project site. 

While impacts related to LOS are not considered significant impacts under CEQA, in accordance with City 
policies and General Plan Mobility Policy 1.2, the TIS considered the effects of Project-generated trips 
and trip generation from nearby projects on the existing circulation system. General Plan Mobility 
Policy 1.2 states LOS D shall be maintained on roadway segments and at signalized intersections 
throughout the City, except in the downtown area, the University District, and in the vicinity of freeway 
interchanges where LOS E shall be maintained. All intersections studied in the TIS would operate at LOS 
D or better during the AM and PM peak hours with construction of the Project. Therefore, the Project 
would not generate substantial delays, and the Project would not conflict with planned circulation 
operations or General Plan policies related to roadway LOS. 

Pedestrian, Bicycle, and Transit Facilities 

As described above, construction of the Project would require work within the public rights of way of 
Sierra Madre Avenue, North Todd Avenue, and West 10th Street. These improvements would result in 
temporary lane closures within the Project area that could also alter pedestrian and bicycle routes along 
these roadways. However, work within rights-of-way would be subject to the City’s Traffic Control Plan 
Requirements and temporary traffic control measures, including providing for safe pedestrian and 
bicycle passage or detour, would be implemented. Therefore, the construction of the Project would not 
conflict with pedestrian or bicycle facility use. As there are no transit routes along these Project 
frontages, no conflict with public transit would occur during Project construction. 

The Project would provide sidewalks, curbs, and gutters along internal Project roadways in order to 
accommodate pedestrian access to the planned residential units and site amenities. The internal 
sidewalks within the residential site would connect to the public sidewalks provided along Sierra Madre 
Avenue adjacent to the Project site. In addition, the Project would construct new sidewalks, curbs, and 
gutters along the Project frontage on North Todd Avenue and West 10th Street where there are existing 
gaps in the pedestrian circulation system. The proposed pedestrian improvements would be constructed 
with ADA-compliant curb ramps and high-contrast tactile warning strips (i.e., yellow truncated dome 
pads). The Project site is not adjacent to any of the priority intersections or priority roadway segments in 
the Pedestrian Master Plan. As such, the Project would not preclude the City from installing the 
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recommended pedestrian infrastructure improvements. Thus, the Project would be consistent with the 
goals and policies of the Pedestrian Master Plan and the Azusa General Plan Mobility Element as they 
relate to pedestrian facilities.  

The Azusa General Plan Mobility section identifies planned Class II bike lanes along the Project site’s 
frontage with Sierra Madre Avenue. The Project would not construct permanent improvements within 
the Sierra Madre Avenue right-of-way that would preclude installation of this facility. There are also no 
existing or planned public transit facilities adjacent to the Project site; therefore, the Project would not 
conflict with public transit facilities in the City. 

Level of Significance Prior to Mitigation 

Implementation of the Project would not conflict with a program, plan, ordinance, or policy addressing 
the circulation system, and impacts would be less than significant. 

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation.  

4.15.5.2 Vehicle Miles Traveled 

Would the Project conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b)? 

The VMT assessment prepared for the Project was conducted in accordance with the OPR Technical 
Advisory. The Technical Advisory outlines various screening criteria which may be applied to screen 
proposed projects out of detailed VMT analysis. The proposed Project does not meet the small project 
screening criterion (projects which would generate less than 110 daily vehicle trips), as the Project 
would generate 2,823 ADT. The Project site is not within a low VMT area and would, therefore, fail to 
meet the low VMT screening criterion. Lastly, the Project would not screen out via the Transit Priority 
Area screening criterion, as the Project site is not within 0.5 mile of a major transit stop or along an 
existing high-quality transit corridor. Therefore, the TIS included a detailed VMT analysis.  

The Technical Advisory recommends that residential projects be evaluated based on home-based VMT 
and that office projects be evaluated based on home-based work trip VMT. It further recommends that 
for projects with more than one land-use type, each component can be analyzed separately and 
evaluated against the applicable significance thresholds. Therefore, the residential site was analyzed 
using the recommended methodology and thresholds for residential projects, while the industrial site 
was analyzed using the recommended methodology and thresholds for office projects. The proposed re-
opening of the golf course site is expected to result in shorter trips by golf course patrons in the region, 
as they will no longer be required to drive to other golf courses in the region; therefore, a quantitative 
analysis of VMT for golf course patrons was not conducted. However, the golf course clubhouse 
component was analyzed quantitatively for employee VMT using the methodology for commercial land 
uses.  
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As described in Section 4.15.3 above, a potentially significant impact related to VMT would occur if the 
Project exceeds VMT per capita/employee of 15 percent below the regional baseline. This would occur if 
the residential site exceeds 15.3 VMT per capita, the industrial site exceeds 16.7 VMT per employee, or 
the golf course site exceeds 16.7 VMT per employee. Based on the SGVCOG VMT Evaluation Tool, the 
TIS concluded that the residential site would generate 18.0 VMT per capita, the industrial site would 
generate 21.7 VMT per employee, and the golf course clubhouse would generate 21.7 VMT per 
employee. Therefore, the Project’s VMT would exceed the applicable thresholds for both residents and 
employees. 

Level of Significance Prior to Mitigation 

Implementation of the Project could exceed VMT thresholds and conflict with CEQA Guidelines Section 
15064.3, subdivision (b); therefore, impacts would be potentially significant. 

Mitigation Measures 

TR-1 Pedestrian Crossing Repairs. Prior to issuance of a certificate of occupancy for use of 
residential buildings, industrial buildings, or the renovated golf course clubhouse within 
the Project site, the Project applicant shall provide a financial contribution to the City of 
Azusa to repair the push-button activated flashing lights at the pedestrian crossing 
located across Sierra Madre Avenue at the intersection of Vernon Avenue/Sierra Madre 
Avenue. 

TR-2 Bicycle Parking Facilities. The proposed Project shall ensure that secure, well-lit, long-
term bicycle parking be provided for use by employees at each of the six industrial 
buildings and the golf course clubhouse. 

TR-3 Commute Trip Reduction Marketing and Education. The City shall confirm that future 
tenants of the industrial buildings, as well as the operator of the golf course, provide 
information to employees regarding available travel options to and from the Project site 
in a clear and easily accessible location (e.g., a bulletin board in a common employee 
area and/or employee welcome package with travel information), including information 
on where transit passes may be purchased online or in person. The industrial tenants 
and golf course operator shall designate an employee transportation coordinator or 
Human Resources representative, or engage a third party who will provide information 
and/or administer a guaranteed ride-home service. Such services may consist of 
providing free or subsidized rides upon request via taxis or other transportation network 
companies such as Uber or Lyft for employees who utilize alternate travel modes.  

TR-4 Ride-Sharing Program. Each of the future industrial building tenants, as well as the golf 
course operator, shall provide designated parking spaces for carpool vehicles in a 
convenient or preferential location, and a designated waiting area for employees 
participating in ride-sharing, which is comfortable and convenient. The industrial 
tenants and golf course operator shall facilitate the process of arranging ride-sharing or 
carpooling matches, either through a website/app or via an employee transportation 
coordinator or Human Resources representative, as described in mitigation measure 
TR-3. The ride-sharing programs shall be offered to all employees of the industrial 
buildings and the golf course.  
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Level of Significance After Mitigation 

The SGVCOG VMT Evaluation Tool estimates the effectiveness of potential VMT reduction strategies 
based on research documented in CAPCOA’s Quantifying Greenhouse Gas Mitigation Measures report 
(CAPCOA 2010). The SGVCOG VMT Estimation Tool utilizes the methodology provided by CAPCOA, which 
includes the application of caps or VMT reduction maximums based on a project’s locational context or 
place type. Given the Project’s location in a suburban setting, the maximum potential VMT reduction 
that could be applied in the SGVCOG VMT Evaluation Tool is capped at 20 percent. However, this VMT 
reduction cap of 20 percent does not mean that there are measures provided in the CAPCOA report that 
could feasibly reduce each project’s VMT by 20 percent. Rather, this is a theoretical maximum 
established to avoid overestimating VMT reductions in a locational context that may not support low-
VMT development at large. 

Mitigation measure TR-1 contributes to the pedestrian infrastructure in the area surrounding the 
residential site, thereby reducing VMT. However, VMT reductions applied as a result of Project 
characteristics, including land use density, residential affordability or unit diversity, and pedestrian 
infrastructure improvements, are considered part of the proposed Project in the SGVCOG VMT 
Evaluation Tool and are not calculated as reductions in VMT. Therefore, with consideration of project 
design and mitigation measure TR-1, the Project’s VMT per resident would remain at 18.0, above the 
threshold of 15.3 VMT per capita. There are no other measures from the CAPCOA report that would 
reduce residential site VMT, as transportation demand management programs, including school pools, 
City-wide bike or car sharing, or employer-sponsored commute reduction programs, do not apply to the 
proposed Project type or location. These are further detailed in Table 4.15-1, VMT Reduction Measure 
Feasibility. As there are no feasible mitigation measures to reduce this impact below a level of 
significance, a significant and unavoidable residential VMT impact would occur. 

The combination of project design features and mitigation measures TR-1 through TR-4 would result in 
Project VMT of 20.6 VMT per employee for the industrial site and golf course clubhouse, which exceeds 
the threshold of 16.7 VMT per employee. It should be noted that even if the maximum VMT reduction of 
20 percent were able to be achieved via transportation demand management programs, employee VMT 
could not be reduced below the applicable significance threshold. Nevertheless, feasible mitigation 
measures are applied to the Project to achieve VMT reductions. Other potential VMT reduction 
measures that can be applied in the SGVCOG VMT Evaluation Tool, such as parking cash-out, transit 
subsidies, telecommuting schedules, and transit service expansion, were determined to be infeasible for 
the Project location or proposed industrial land use. The specific reasoning that each SCVCOG VMT 
reduction measure is or is not applicable in the Project context is provided in Table 4.15-1. There are no 
feasible mitigation measures to reduce this impact below a level of significance, and a significant and 
unavoidable employee VMT impact for the industrial and golf course land uses would occur. 

Table 4.15-1 
VMT REDUCTION MEASURE FEASIBILITY 

VMT Reduction Measure Project Feasibility Statement 
Tier 1: Project Characteristics  
PC 01 Increase Residential Density – This measure 
provides a foundation for implementing other 
measures that would benefit from increased densities. 

Consistent. The Project would result in the 
construction of new residential dwelling units where 
none currently exist, resulting in greater residential 
density. This strategy is a feature of the Project and 
does not require action by the Project applicant. 
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VMT Reduction Measure Project Feasibility Statement 
PC 02 Increase Development Diversity – This strategy 
implements different types of land uses near one 
another to can decrease VMT since trips between land 
use types are shorter and may be accommodated by 
non-auto modes of transport.  

Consistent. The proposed Project would provide a mix 
of land use types and residential dwelling types 
resulting in greater land use diversity. This strategy is a 
feature of the Project and does not require action by 
the Project applicant or future Project tenants. 

PC 03 Affordable Housing – This strategy encourages 
building a greater percentage of affordable and below 
market rate housing. 

Consistent. The proposed Project would offer a 
minimum of 15 percent of the senior living dwelling 
units at affordable rates. This is a feature of the 
Project. 

PC 04 Increase Employment Density – This strategy 
encourages higher employment density to decrease 
the distances people commute and provide greater 
options for the modes of travel they choose. 

Consistent. The proposed Project would result in the 
construction of new industrial space where no 
commercial development currently exists, resulting in 
greater employment density. This strategy is a feature 
of the Project and does not require action by the 
Project applicant or future Project tenants. 

Tier 2: Multimodal Infrastructure  
MI 01 Increase Bike Access – This strategy requires the 
project developer to provide funding for or construct 
bicycle facilities that close gaps in the bicycle network 
and/or lower the level of traffic stress on the existing 
bicycle network. 

Not Applicable. As described further in Section 
4.15.1.5, there are limited separated bicycle facilities 
near the Project site. Access to the Class I bike path 
connecter from the intersection of North Todd Avenue 
and Sierra Madre Avenue would remain but the 
provision of bicycle facilities near the Project would 
not measurably address existing gaps in the network. 

MI 02 Improve Connectivity – This strategy 
encourages the building of a new street connection 
and/or connecting cul-de-sacs to provide pedestrian 
and bicycle access enhances walkability, connectivity, 
and street accessibility within a neighborhood. 

Not Applicable. VMT reductions related to this 
strategy are based on increased intersection density. 
The Project would provide internal connectivity for 
vehicles, bicycles, and pedestrians but would not 
substantially increase intersection density in a 
neighborhood. 

MI 03 Increase Transit Availability – This strategy 
encourages changing the distance between a project 
site and the nearest transit station or stop with high-
quality service.  

Not Applicable. There are no transit stops along the 
Project frontage with North Todd Avenue or Sierra 
Madre Avenue, and the Project applicant cannot 
decrease the distance between the Project site and 
the nearest transit stop at the intersection of San 
Gabriel Avenue and Sierra Madre Avenue. 

MI 04 Traffic Calming – This strategy requires the 
project design to include pedestrian/bicycle safety and 
traffic calming measures both on-site and in the 
surrounding neighborhood such that people are 
encouraged to walk or bike instead of driving. 

Not Applicable. Traffic calming is intended to slow 
vehicles speeds; therefore, it is generally not 
appropriate on roadways designated as arterials, such 
as North Todd Avenue and Sierra Madre Avenue which 
have posted speed limits of 40 mph. These roadways 
are also designated as truck routes and typical traffic 
calming features (e.g., speed humps, traffic circles, 
chicanes, etc.) would be incompatible with this 
designation. Therefore, traffic calming features are 
not appropriate in the Project locational context. 
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VMT Reduction Measure Project Feasibility Statement 
MI 05 Pedestrian Networks – This strategy requires 
the project design to include pedestrian 
improvements both on-site and in the surrounding 
neighborhood. 

Applicable. This strategy was determined to be 
applicable to the Project. As part of the Project, public 
sidewalks would be constructed where none are 
currently provided on North Todd Avenue and West 
10th Street adjacent to the industrial site, thus 
reducing existing gaps in the pedestrian network. As 
specified in mitigation measure TR-1, the Project shall 
also provide a financial contribution to the City to 
repair the push-button activated flashing lights at the 
Vernon Avenue/Sierra Madre Avenue pedestrian 
crossing. 

Tier 3: Parking  
PK 01 Limit Parking Supply – This strategy would 
require the development to decrease parking supply 
at the project site to rates lower than those 
documented in the Institute of Transportation 
Engineers Parking Generation manual or to those 
documented by the municipal code. 

Not Applicable. This measure only applies if street 
parking is not free or unrestricted during typical 
working hours. As free, unmetered street parking is 
provided along Sierra Madre Avenue and West 10th 
Street, this strategy would not apply to the proposed 
Project. 

PK 02 Provide Bike Facilities – This strategy requires 
the project developer to provide and maintain 
facilities for bicycle users at the project site. 

Applicable. This strategy was determined to be 
applicable to the Project. As specified in mitigation 
measure TR-2, the proposed Project shall ensure that 
secure, well-lit, long-term bicycle parking is provided 
for use by employees at each of the six industrial 
buildings and the golf course clubhouse. 

Tier 4: Transportation Demand Management Programs 
TP 01 School Pool Programs – The strategy would 
require the organization of a program that matches 
families in carpools for school pick-up and drop-off.  

Not Applicable. This strategy applies to residential 
development. As an age-restricted residential 
development, no school-age children would reside at 
the proposed residential site who could utilize a 
school pool program. 

TP 02 Bike Sharing Programs – This strategy requires 
the project developer to dedicate space for or provide 
subsidies to a bike sharing system, ideally one with 
high penetration in a larger area. 

Not Applicable. There is no existing bike sharing 
program in the City for which the Project could 
dedicate space within the site. 

TP 03 Car Sharing Programs – This strategy requires 
the project to provide subsidies and promotions, as 
well as dedicated parking spaces, for car sharing 
services such as ZipCar, Car2Go, and/or GetAround. 

Not Applicable. There is no existing car sharing service 
in the City and the addition of shared cars within the 
Project without a reliable network of car sharing 
services would not effectively reduce regional VMT. 

TP 04 Commute Trip Reduction Marketing and 
Education – This strategy requires implementing a 
marketing campaign, targeting all project employees 
and visitors, that encourages the use of transit, shared 
rides, and active modes and thereby reducing VMT. 

Applicable. This strategy was determined to be 
applicable to the Project and the applicable marketing 
and education requirements are specified in 
mitigation measure TR-3.  
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VMT Reduction Measure Project Feasibility Statement 
TP 05 Implement Commute Trip Reduction Program – 
This strategy requires providing a comprehensive 
program to reduce the number of drive-alone 
commute trips to the project and to actively monitor 
and react to changes in mode share. 

Not Applicable. This is a grouped strategy of which 
some components (TP 08, TP 17) are not applicable to 
the Project as discussed below. This strategy also 
overlaps with strategies PK 02 (Provide Bike Facilities) 
and TP 04 (Commute Trip Reduction Marketing and 
Education), which would be implemented by the 
Project as specified in mitigation measures TR-2 and 
TR-3. As portions of this measure are infeasible and 
overlapping measures are not permitted in the 
SGVCOG VMT Evaluation Tool, this strategy cannot be 
applied to the Project.  

TP 06 Employee Parking Cash-Out – This strategy 
requires project employers to offer employee parking 
"cash-out,” which gives employees the choice to forgo 
subsidized/free parking for a cash payment equivalent 
to the cost that the employer would otherwise pay for 
the parking space. 

Not Applicable. The strategy is less effective in 
suburban and low transit neighborhood place types 
than in urban and high transit neighborhood place 
types. In addition, free, unmetered street parking is 
provided near the Project site. Therefore, free public 
parking would be available to employees and this 
strategy would not be effective in the Project context.  

TP 07 Subsidized Transit Program – This strategy 
requires project employers or building operators to 
provide either partially or fully subsidized transit 
passes for all project affiliates (employees and/or 
residents). 

Not Applicable. As public transit facilities do not exist 
within close proximity to the Project site, the provision 
of transit passes to future employees of the Project 
would not be effective in reducing VMT.  

TP 08 Telecommuting and Alternative Work Schedules 
– This strategy requires project employers to allow 
and encourage employees to telecommute from home 
when possible, or to shift work schedules such that 
travel occurs outside of peak congestion periods. 

Not Applicable. Currently, the future tenants of the 
industrial site are not known, and telecommuting 
and/or alternative work schedules may not be feasible 
for some employment sectors. Therefore, this strategy 
is infeasible and not applicable to the proposed 
Project.  

TP 09 Free Door-to-Door Transit Fleet – This strategy 
requires project employers to provide direct shuttle 
service to the project site from areas with high 
concentrations of employees. 

Not Applicable. The Project is not located in a major 
employment center and would not recruit employees 
from a single high-concentration location; therefore, 
provision of a transit fleet is not justified. This strategy 
also overlaps with strategy TP 13 (Ride-Sharing 
Programs), which would be implemented by the 
Project as specified in mitigation measure TR-4. As 
overlapping measures are not permitted in the 
SGVCOG VMT Evaluation Tool, this strategy cannot be 
applied to the Project. 

TP 10 Price Workplace Parking – This strategy would 
require commuters to pay for parking on-site which 
would provide a disincentive to driving and would 
encourage commuters to use other modes. 

Not Applicable. Free, unmetered street parking is 
provided along the proposed Project frontage on 
Sierra Madre Avenue. Therefore, it would not be 
effective to require commuters to pay for parking on-
site, and this strategy would not apply to the Project.  



Azusa Greens Redevelopment Project 4.15 Transportation 

4.15-16 

VMT Reduction Measure Project Feasibility Statement 
TP 11 Alternative Transportation Benefits – This 
strategy requires the project employers to provide 
general commute benefits to employees, which may 
include financial subsidies or pre-tax deductions for 
transit, carpooling, and vanpooling activities. 

Not Applicable. As public transit facilities do not exist 
within close proximity of the Project site, providing 
alternative transportation benefits to future 
employees of the Project would not be effective in 
reducing VMT. 

TP 12 Neighborhood Schools – This strategy requires 
the project to contribute to the development of a 
neighborhood school that would serve families living 
in the development. 

Not Applicable. As an age-restricted residential 
development, no families with school-age children 
would reside at the proposed residential site who 
would utilize a neighborhood school.  

TP 13 Ride-Sharing Programs – This strategy would 
require project employers or building operators to 
organize a carpool matching program for individuals 
who have similar commute patterns. 

Applicable. This strategy was determined to be 
applicable to the Project and requirements for an 
employee ride-sharing program are specified in 
mitigation measure TR-4. 

TP 14 Transit Service Expansion – This strategy 
requires the project developer to subsidize transit 
service through fees and other contributions to the 
transit provider, thereby improving transit service to 
the project. 

Not Applicable. There are no known, planned public 
transit routes or facilities along the Project frontages 
to which contributions of the Project applicant would 
provide expanded transit service. 

TP 15 Behavioral Intervention – This strategy requires 
a project to provide intensive one-on-one counseling 
and encouragement, along with subsidies, to 
encourage individuals to use non-drive alone modes. 

Not Applicable. This strategy overlaps with strategy TP 
04 (Commute Trip Reduction Marketing and 
Education), which achieves the intent of this strategy 
and would be implemented by the Project as specified 
in mitigation measure TR-3. As overlapping measures 
are not permitted in the SGVCOG VMT Evaluation 
Tool, this strategy cannot be applied to the Project. 

TP 16 Unbundle Parking Costs from Property Cost (On 
Site Parking) – This strategy applies to residential 
development and requires project developers or 
building operators to unbundle the cost of parking 
spaces from the price of the property. Residents must 
rent or purchase parking spaces separately from their 
residential units. 

Not Applicable. For a project to be eligible for this 
strategy, surrounding streets must have parking 
restrictions in place, such as metered parking, time 
limits restricting overnight parking, and residential 
parking permits for which project residents are not 
eligible. As free, unmetered street parking is provided 
along the proposed residential site frontage with 
Sierra Madre Avenue, this strategy would not apply to 
the Project. 

TP 17 Vanpool Incentives – This strategy requires 
project employers or building operators to provide 
subsidies for individuals forming new vanpools for 
their commute. 

Not Applicable. The project site is not within a major 
employment center where a dedicated vanpool is 
anticipated to be supported. This strategy also 
overlaps with strategy TP 13 (Ride-Sharing Programs), 
which is more appropriate for the Project context and 
would be implemented by the Project as specified in 
mitigation measure TR-4. As overlapping measures are 
not permitted in the SGVCOG VMT Evaluation Tool, 
this strategy cannot be applied to the Project.  
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VMT Reduction Measure Project Feasibility Statement 
TP 18 Voluntary Travel Behavior Change Program – 
This strategy requires project employers or building 
operators to administer a program that targets 
individual attitudes and behaviors towards travel and 
provides tools for individuals to analyze and alter their 
travel behavior. 

Not Applicable. This strategy overlaps with strategy TP 
04 (Commute Trip Reduction Marketing and 
Education), which achieves the intent of this strategy 
and would be implemented by the Project as specified 
in mitigation measure TR-3. As overlapping measures 
are not permitted in the SGVCOG VMT Evaluation 
Tool, this strategy cannot be applied to the Project. 

Source: Fehr & Peers 2020 

4.15.5.3 Hazardous Design Features 

Would the Project substantially increase hazards due to a geometric design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)? 

Driveways and Intersections 

As described in Section 4.15.5.1, construction of the Project would require temporary lane closures 
along the Project frontages to provide utility connections and pedestrian improvements. The work 
within rights-of-way would be subject to City approval of a Traffic Control Plan and traffic control permit 
pursuant to Azusa Municipal Code Section 62-50, which would ensure construction document 
specifications include measures for appropriate signing, flagging, and directing of traffic. The 
implementation of these measures would ensure construction activities occurring in a roadway do not 
result in hazards to users of the circulation system. 

Access to the residential site would be provided via two driveways located on Sierra Madre Avenue west 
of Vernon Avenue. The easterly residential site driveway would accommodate left- and right-turning 
inbound and outbound vehicles and was determined to provide adequate sight distance for drivers 
performing either turning movement given ongoing maintenance of surrounding landscape areas. 
However, the westerly Project driveway along Sierra Madre Avenue is located approximately 40 to 50 
feet east of an existing median break and westbound left-turn pocket. To discourage exiting vehicles 
from attempting to access the provided left turn pocket to conduct a U-turn maneuver at the median 
break, this intersection would be restricted to right-turning movements enforced through signs, on-site 
pavement markings, and/or physical measures such as bollards or channelizing islands. All internal 
roadways within the residential site would be constructed in accordance with applicable City roadway 
standards.  

Access to the industrial site would be provided via four driveways along North Todd Avenue and four 
driveways along West 10th Street. The southernmost driveway along North Todd Avenue would be 
restricted to right-turning inbound and outbound movements only enforced through signs, on-site 
pavement markings, and/or physical measures such as bollards or channelizing islands. All other 
industrial site driveways would accommodate left- and right-turning inbound and outbound vehicles.  

The Project would not modify the existing driveway providing access to the golf course site located at 
the Vernon Avenue/Sierra Madre Avenue intersection. However, a signal warrant analysis was 
completed for this unsignalized intersection as well as the unsignalized North Todd Avenue/Sierra 
Madre Avenue intersection. These intersections did not meet the warrant criteria for signalization based 
on peak-hour traffic volumes (including the addition of Project-generated trips) or the history of 
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collisions. Therefore, these intersections would continue to safely operation with implementation of the 
Project. 

In addition, all Project site access points and on-site circulation elements have been designed in 
accordance with applicable City standards related to roadway safety and design. With the incorporation 
of the turning restrictions recommended in the TIS and described in Section 3.0, Project Description, the 
Project would not increase hazards due to hazardous design features or incompatible uses at proposed 
driveways or intersections.  

Rail Crossing 

A comment on the NOP submitted by LA Metro requested an analysis of impacts at the at-grade rail 
crossing south of the North Todd Avenue/West 10th Street intersection. This rail line terminates near the 
intersection of North Angeleno Avenue/West Crescent Drive, approximately 0.85 mile to the east of the 
North Todd Avenue/West 10th Street intersection near the Project site. The crossing is equipped with 
flashing light signals and automatic gate arms on both approaches to the crossing. Therefore, vehicular 
traffic generated by the Project would be able to safely use this crossing while traveling on North Todd 
Avenue. As it relates to pedestrians, the Project plans to redevelop the industrial site (nearest area to 
the rail crossing) with industrial uses, which are not expected to generate significant pedestrian trip 
activity. The proposed residential site is located approximately 0.6 mile (via walking path along Sierra 
Madre Avenue and North Todd Avenue) from the existing rail crossing, and approximately 1.0 mile from 
the Foothill Boulevard commercial and industrial corridor. Due to the distance from the residential site 
and lack of pedestrian-scale retail and restaurant opportunities along this corridor, very few senior 
residents are expected to utilize the rail crossing. Therefore, development of the Project is not expected 
to substantially increase hazards at the existing rail crossing for Project occupants.  

Golf Cart Crossings 

Construction of the Project would require temporary lane closures along Sierra Madre Avenue, where 
existing crossings provide for pedestrian and golf cart passage. As described above, work within rights-
of-way is subject to City approval of a Traffic Control Plan and traffic control permit pursuant to Azusa 
Municipal Code Section 62-50. In accordance with the Traffic Control Plan, measures to facilitate safe 
crossing of pedestrians and golf carts would be implemented. Temporary detours or movement of 
crossings from their existing location could occur but would not result in incompatible uses, given these 
routes would be marked and planned in accordance with the traffic control permit. Therefore, 
construction of the Project would not result in hazards at existing Sierra Madre Avenue crossings. 

Operation of the golf course site would reintroduce the use of two existing golf cart crossings across 
Sierra Madre Avenue, one approximately 250 feet west of the Lori Ann Avenue-Point O Woods 
Drive/Sierra Madre Avenue intersection and the second approximately 85 feet west of the Sunset 
Avenue/Sierra Madre Avenue intersection. The Project would provide safety improvements at these 
existing crossings, including the addition of pedestrian crossing ahead signs, yield signs and roadway 
lines ahead of the crossings, and pedestrian crossing signs with rectangular rapid flashing beacons at the 
crossings. With the addition of these safety features as described in Section 3.0, Project Description, the 
use of the golf course site would not be incompatible with existing circulation features. 
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Level of Significance Prior to Mitigation 

Implementation of the Project would not substantially increase hazards due to a geometric design 
feature or incompatible uses, and impacts would be less than significant. 

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation.  

4.15.5.4 Emergency Access 

Would the Project result in inadequate emergency access? 

During construction of the Project, roadway users, including emergency vehicles, may experience 
temporary delays on roadways surrounding the Project site as a result of deliveries and the hauling of 
construction materials. However, such delays would be infrequent, brief, and temporary. Construction 
staging would occur within the boundaries of the Project site. Temporary lane closures along Sierra 
Madre Avenue, North Todd Avenue, and West 10th Street necessary to construct the proposed sidewalk 
alterations and utility connections would be subject to City approval of a Traffic Control Plan and traffic 
control permit to maintain roadway safety and accessibility for emergency vehicles. Therefore, 
emergency access, while potentially altered at times, would remain available throughout the Project 
construction period. 

The industrial site would include four access driveways along North Todd Avenue and four access 
driveways along West 10th Street, as well as 28-foot-wide fire lanes throughout the site. The residential 
site would include two main entrance driveways at the southern end and a 26-foot-wide drive aisle 
along the eastern residential site boundary and eventually along the northern site boundary, providing 
access to each of the proposed buildings. In addition, the golf course clubhouse, parking lot, and driving 
range would be accessible from an existing entrance driveway along Sierra Madre Avenue. On-site 
circulation would provide adequate emergency access and accommodate emergency vehicles consistent 
with the City standards for emergency access. Therefore, the Project would provide adequate 
emergency access to the site. 

Level of Significance Prior to Mitigation 

Implementation of the Project would not result in inadequate emergency access, and impacts would be 
less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation.  
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4.15.6 Cumulative Impact Analysis 

The geographic scope for the cumulative transportation operations analysis includes the surrounding 
transportation network that was evaluated in the Project-specific TIS (LLG 2024) that is included as EIR 
Appendix R. The LOS analysis presented in the TIS and summarized in Section 4.15.5.1, above, includes 
consideration of the transportation impacts of the Project with the identified cumulative projects. As 
described above, the Project would not degrade the LOS of the studied intersections below LOS D. 
Cumulative impacts to circulation plans would be less than significant. 

Regarding cumulative transportation hazards and emergency access, the Project’s infrastructure 
improvements would be in accordance with applicable City standards, as would other cumulative 
projects in the area. The Project is also not adjacent to other cumulative projects such that temporary 
construction closures are anticipated to combine to substantially alter existing circulation patterns or 
emergency access. As such, cumulative transportation impacts related to traffic hazards or emergency 
access would be less than significant. 

Project-level VMT cannot be combined with the VMT of other projects because VMT is provided as a per 
capita metric. In addition, VMT is a metric intended to capture trips and trip lengths at a larger scale 
than individual intersections located near a specific site. As such, the geographic scope for the 
cumulative VMT analysis includes the SCAG region, where the 2024 RTP/SCS is the applicable 
transportation planning document developed to meet air pollution and GHG emissions reduction goals. 
Typically, a project that falls below an efficiency-based threshold aligned with relevant plans (i.e., the 
RTP/SCS) has no cumulative impact distinct from the project impact, while a project that exceeds an 
applicable efficiency-based threshold and does not contribute to the implementation of the relevant 
plan would contribute to a significant cumulative impact. The proposed Project has been determined to 
have a significant and unavoidable VMT impact. Therefore, the Project is considered to have a 
cumulatively considerable contribution to a significant unavoidable cumulative VMT impact.  
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4.16 Tribal Cultural Resources 

This section identifies existing tribal cultural resources within and around the Project site and assesses 
the significance of such resources. Mitigation measures are recommended, as necessary, to minimize 
impacts of the proposed Project. This section is primarily based on the Cultural Resources Survey 
prepared by HELIX (2025b) and information provided by local Native American tribes through the 
consultation process. The Cultural Resources Survey is attached to this EIR as Appendix D. 

4.16.1 Existing Conditions 

4.16.1.1 Terminology 

PRC Section 21074(a) defines tribal cultural resources as either of the following: 

(1) Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to a 
California Native American tribe that are either of the following:  

(A) Included or determined to be eligible for inclusion in the CRHR. 

(B) Included in a local register of historical resources as defined in subdivision (k) of Section 
5020.1. 

(2) A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Section 5024.1. In 
applying the criteria set forth in subdivision (c) of Section 5024.1 for the purposes of this 
paragraph, the lead agency shall consider the significance of the resource to a California Native 
American tribe. 

PRC Section 21074 further states that a cultural landscape that meets the criteria above is a tribal 
cultural resource to the extent that the landscape is geographically defined in terms of the size and 
scope of the landscape. A historical resource, unique archaeological resource, or a nonunique 
archaeological resource may also be a tribal cultural resource if it conforms with the criteria above. 

4.16.1.2 Tribal History 

Please refer to Section 4.4, Cultural Resources, of this EIR for further discussion regarding the existing 
cultural and historical setting of the Project area, including history of the Gabrielino people. As described 
in the Cultural Resources Survey prepared for the proposed Project (Appendix D), the Project site is 
located within the territory that has traditionally been occupied by the Takic-speaking Gabrielino and 
Fernandeño people. Other Indigenous groups in the surrounding areas include the Chumash to the 
north and northwest, the Tataviam/Alliklik to the north, the Serrano to the east, and the Luiseño and 
Juaneño to the south. The Gabrielino settlement pattern included both primary subsistence villages in 
use continuously, possibly by more than one kin group; and smaller, temporary, family unit, camp 
locations, likely based on the seasonal availability of certain resources in particular areas of their 
territory. Prehistorically, the distribution of village units generally correlated with available water 
sources such as stream courses and springs. 
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4.16.1.3 Tribal Cultural Resources 

HELIX contacted the NAHC on September 8, 2023, for an SLF search and a list of Native American 
contacts for the Project area. In a response dated October 23, 2023, the NAHC indicated that at least 
one sacred land or tribal cultural resource was identified in the SLF for the Project vicinity. The NAHC did 
not provide any additional information regarding the sacred land or tribal cultural resource but 
recommended reaching out to the Gabrieleno Band of Mission Indians – Kizh Nation, who listed the 
resource. However, the Gabrieleno Band of Mission Indians – Kizh Nation prefers to provide information 
directly to the Lead Agency and has the opportunity to do so during government-to-government 
consultation.  

HELIX sent outreach letters on February 16, 2024, to Native American representatives and interested 
parties identified by the NAHC to request information pertaining to tribal cultural resources that would 
be affected by the proposed Project. No responses have been received to date. If any responses are 
received, they will be forwarded to City staff and may be discussed during formal consultations. 

4.16.2 Regulatory Setting 

4.16.2.1 Federal Regulations 

See Section 4.4, Cultural Resources, for a discussion of federal cultural resources regulations. Cultural 
resources listed in the NRHP may also be considered tribal cultural resources.  

4.16.2.2 State Regulations 

See Section 4.4, Cultural Resources, for a discussion of California’s cultural resources regulations. 
Cultural resources listed in the CRHR may also be considered tribal cultural resources. PRC Section 
5097.98, detailed therein, provides the specific procedure to follow in the event that human remains are 
determined to be of Native American origin. 

Senate Bill 18 

SB 18, the Traditional Tribal Cultural Places Bill of 2004, requires local governments to consult with 
Native American tribes during the project planning process, specifically before adopting or amending a 
General Plan or a Specific Plan, or when designating land as open space for the purpose of protecting 
Native American cultural places. The intent of this legislation is to encourage consultation and assist in 
the preservation of Native American places of prehistoric, archaeological, cultural, spiritual, and 
ceremonial importance. Through consultation required under SB 18, governments should develop 
appropriate and dignified treatment of identified cultural resources. 

Assembly Bill 52 

On September 25, 2014, Governor Brown signed AB 52 to require consultation with Native American 
tribes. AB 52, effective July 1, 2015, introduced tribal cultural resources as a class of cultural resources 
and additional considerations relating to Native American consultation into CEQA. As such, a project 
that would have an adverse effect on a significant tribal cultural resource would have a significant 
impact under CEQA. See Section 4.16.1.1 above for the definition of a tribal cultural resource provided 
by PRC Section 21074.  
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AB 52 also established a government-to-government consultation process for consultation between lead 
agencies and Native American tribes for projects subject to CEQA that are not subject to consultation 
under SB 18. Within 14 days of finalizing a decision to undertake a project, the lead agency must provide 
formal notification to the appropriate tribes, which then have 30 days to respond to request 
consultation. By requiring consideration of tribal cultural resources early in the CEQA process, the 
legislature intended to ensure that local and tribal governments, public agencies, and project 
proponents would have information available early in the project planning process to identify and 
address potential adverse impacts to tribal cultural resources. 

PRC Section 5020.1(k) 

PRC Section 5020.1(k) provides a definition of “local register of historical resources” as a list of 
properties officially designated or recognized as historically significant by a local government pursuant 
to a local ordinance or resolution. 

PRC Section 5024.1 

PRC Section 5024.1 establishes the CRHR and defines the criteria for listing on the CRHR. For listing in 
the CRHR, a historical resource must be significant at the local, state, or national level under one or 
more of the following four criteria: 

• Criterion 1: It is associated with events that have made a significant contribution to the broad 
patterns of California’s history and cultural heritage. 

• Criterion 2: It is associated with the lives of persons important in our past. 

• Criterion 3: It embodies the distinctive characteristics of a type, period, region, or method of 
construction; represents the work of an important creative individual; or possesses high artistic 
values. 

• Criterion 4: It has yielded, or may be likely to yield, information important in history or 
prehistory. 

4.16.2.3 Local 

The City’s General Plan policies related to tribal cultural resources are described in Section 4.4, Cultural 
Resources. 

4.16.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential tribal cultural resources impacts are based on 
Appendix G of the CEQA Guidelines. A significant impact to tribal cultural resources could occur if 
implementation of the proposed Project would: 

a) Cause a substantial adverse change in the significance of a tribal cultural resource, defined in 
PRC Section 21074 as either a site, feature, place, or cultural landscape that is geographically 
defined in terms of the size and scope of the landscape, sacred place, or object with cultural 
value to a California Native American tribe, and that is: 
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i. Listed or eligible for listing in the CRHR, or in a local register of historical resources as 
defined in PRC Section 5020.1(k); or  

ii. A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of PRC Section 
5024.1. In applying the criteria set forth in subdivision (c) of PRC Section 5024.1, the 
lead agency shall consider the significance of the resource to a California Native 
American tribe. 

4.16.4 Methodology and Assumptions 

In addition to the records search, historic aerial photograph and map review, and pedestrian survey 
described in Section 4.4, Cultural Resources, the Cultural Resources Survey included a summary of an SLF 
search and Native American outreach that contributed to the assessment of potential tribal cultural 
resources impacts. HELIX contacted the NAHC on September 8, 2023, for an SLF search and a list of 
Native American contacts for the Project area. HELIX sent outreach letters on February 16, 2024, to 
Native American representatives and interested parties identified by the NAHC to request information 
pertaining to tribal cultural resources that would be affected by the proposed Project. An archaeologist 
and Native American monitor surveyed the Project area on November 14, 2023. 

The Project requires the opportunity for Tribes to engage in formal government-to-government 
consultation with the City under AB 52 and SB 18. The City sent letters inviting the appropriate tribes to 
consult under AB 52 and SB 18 on April 11, 2024.  

4.16.5 Impact Analysis 

4.16.5.1 Historical Resources 

Would the Project cause a substantial adverse change in the significance of a tribal cultural resource, 
defined in PRC Section 21074 as either a site, feature, place, or cultural landscape that is geographically 
defined in terms of the size and scope of the landscape, sacred place, or object with cultural value to a 
California Native American tribe, and that is listed or eligible for listing in the CRHR, or in a local register 
of historical resources as defined in PRC Section 5020.1(k)? 

As described in Section 4.4, Cultural Resources, the Project site does not contain historic resources that 
are listed in or meet the criteria for listing in the CRHR or a local register. Therefore, no historical 
resources, including tribal cultural resources, listed or eligible for listing in the CRHR or a local register 
would be adversely affected by the Project.  

Level of Significance Prior to Mitigation 

The Project would not cause a substantial adverse change in the significance of a historical tribal cultural 
resource, and there would be no impact.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 
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Level of Significance After Mitigation 

There would be no impact. 

4.16.5.2 Significant Tribal Cultural Resources  

Would the Project cause a substantial adverse change in the significance of a tribal cultural resource, 
defined in PRC Section 21074 as either a site, feature, place, or cultural landscape that is geographically 
defined in terms of the size and scope of the landscape, sacred place, or object with cultural value to a 
California Native American tribe, and that is a resource determined by the lead agency, in its discretion 
and supported by substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of 
PRC Section 5024.1? In applying the criteria set forth in subdivision (c) of PRC § 5024.1, the lead agency 
shall consider the significance of the resource to a California Native American tribe. 

Although no recorded prehistoric resources were identified in the SCCIC records search as being within 
or surrounding the Project site, the NAHC SLF search identified at least one tribal cultural resource listed 
within the Project vicinity. However, details pertaining to the listed SLF resource were not provided by 
the NAHC, and the NAHC noted information regarding the resource should be discussed with the 
Gabrieleno Band of Mission Indians – Kizh Nation as part of government-to-government consultation. 
The City sent letters inviting tribes to consult under AB 52 and SB 18 on April 11, 2024, and no responses 
were received during the 30-day response period. Therefore, no consultation with the Gabrieleno Band 
of Mission Indians – Kizh Nation or other tribes has occurred. Nonetheless, the identification of a tribal 
cultural resource by the NAHC, along with the location of the Project site in an alluvial area, where there 
is a potential for buried cultural resources, suggests that there is a potential for the Project to disturb 
tribal cultural resources.  

Level of Significance Prior to Mitigation 

The Project has the potential to cause a substantial adverse change in the significance of a tribal cultural 
resource. Impacts would be potentially significant. 

Mitigation Measures 

In addition to TCR-1 below, please refer to mitigation measures CUL-1 through CUL-4, provided in 
Section 4.4, Cultural Resources. 

TCR-1 Unanticipated Discovery of Tribal Cultural Resources. If any archaeological resources 
are unearthed during Project demolition and construction activities, the resource shall 
be evaluated by the qualified archaeologist and Native American monitor approved by 
the Gabrieleno Band of Mission Indians – Kizh Nation. If the resources are determined to 
be Native American in origin, the Gabrieleno Band of Mission Indians – Kizh Nation shall 
coordinate with the property owner regarding the treatment and curation of the 
resource(s). Typically, the Native American tribe will request reburial or preservation for 
educational purposes. If a resource is determined by the qualified archaeologist to 
constitute a “historical resource” pursuant to CEQA Guidelines Section 15064.5(a) or as 
a “unique archaeological resource” pursuant to PRC Section 21083.2(g), the qualified 
archaeologist and Native American monitor shall coordinate with the Project applicant 
and the City to develop a formal treatment plan that would serve to reduce impacts to 
the resource(s). The treatment plan established for the resource(s) shall be in 
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accordance with CEQA Guidelines Section 15064.5(f) for historical resources and PRC 
Section 21083.2(b) for unique archaeological resources. Preservation in place (i.e., 
avoidance) shall be considered as the preferred manner of treatment. If preservation in 
place is not feasible, treatment may include the implementation of archaeological data 
recovery excavations to remove the resource, along with subsequent laboratory 
processing and analysis.  

Level of Significance After Mitigation 

With the implementation of mitigation measures TCR-1 and CUL-1 through CUL-4, as provided in 
Section 4.4, Cultural Resources, impacts to tribal cultural resources would be less than significant. 

4.16.6 Cumulative Impact Analysis 

The geographic area for the analysis of cumulative impacts related to tribal cultural resources is the Los 
Angeles County region. Cumulative projects located in the County have the potential to result in a 
cumulative impact associated with the loss of tribal cultural resources through development activities 
that could cause a substantial adverse change in the significance of a tribal cultural resource. Cumulative 
projects that involve ground-disturbing activities have the potential to result in significant impacts on 
tribal cultural resources. These projects would be regulated by applicable federal, state, and local 
regulations; however, the loss of tribal cultural resources on a regional level may not be adequately 
mitigated through the data recovery and collection methods specified in these regulations, as their 
value may also lie in cultural values and religious beliefs of applicable groups. Therefore, the cumulative 
destruction of significant tribal cultural resources from planned construction and development projects 
in the region could be cumulatively significant. Additionally, past projects involving development and 
construction have already affected tribal cultural resources in the region. 

As described above, the NAHC identified at least one tribal cultural resource documented within the 
Project vicinity. Additionally, there is potential for Project construction to result in significant impacts on 
unknown subsurface tribal cultural resources. This significant impact would be mitigated to a level of 
less than significant with the implementation of mitigation measures CUL-1 through CUL-4 in Section 
4.4, Cultural Resources, as well as TCR-1 (refer to Section 4.16.5.2). Cumulative projects in the area 
would also have the potential to impact known and previously unknown tribal cultural resources and 
would be required to implement similar monitoring and resource recovery programs. Thus, while 
cumulative projects would have the potential to result in a significant cumulative impact to tribal 
cultural resources, the Project’s contribution would not be considered cumulatively considerable with 
the implementation of mitigation measures CUL-1 through CUL-4 and TCR-1. 
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4.17 Utilities and Service Systems 

This section describes the existing conditions and regulatory framework related to utilities and service 
systems within the vicinity of the proposed Project and evaluates potential impacts to utilities and 
service systems that could occur as a result of the implementation of the proposed Project. Some 
environmental issue areas addressed in this section are further examined in other areas of this EIR, 
including Section 4.5, Energy, and Section 4.9, Hydrology and Water Quality.  

4.17.1 Existing Conditions 

4.17.1.1 Water 

Water Supply and Demand 

The proposed Project site is serviced by ALW, a municipal utility owned and operated by the City. ALW 
provides water to a population of approximately 110,044 throughout its service area, or 23,000 
customer accounts (ALW 2020). ALW’s service area encompasses about 8,900 acres (14.2 square miles) 
in the San Gabriel Valley, including portions of five cities, including the City of Azusa and portions of the 
cities of Glendora, Covina, West Covina, and Irwindale, as well as portions of unincorporated Los 
Angeles County.  

The total water demand for the 110,044 people served by ALW was more than 18,100 acre feet (AF) of 
potable water for the 2020 calendar year, which is approximately 22 percent less than the average 
demand in the service area between 1996 and 2005. ALW estimates that the total population served by 
ALW in 2045 will be 119,287, an increase of 8.4 percent.  

ALW produces groundwater from 11 groundwater wells that pump water from the Main San Gabriel 
Basin. Well No. 9 and the Aspan well are currently inactive due to water quality issues. The City's wells 
range in capacity from 900 gallons per minute (gpm) to 3,000 gpm and provide 65 percent of the total 
ALW water supply. In 2020, total groundwater production was 11,770 AF. In addition to groundwater, 
ALW also diverts San Gabriel River water from either the San Gabriel Reservoir or Morris Reservoir and 
treats it at its Joseph F. Hsu Water Filtration Plant (Plant). The Plant has a capacity of 12 million gallons 
per day (MGD) and provides approximately one-third of ALW’s potable water supply. ALW distributes 
water through a 281-mile network of distribution mains ranging from 2 to 30 inches in diameter. The 
water system consists of five pressure zones and two small pressure-reduced zones in order to provide 
service to its customers with acceptable service pressure.  

ALW’s imported water supply is delivered through its connection to the Upper San Gabriel Valley 
Municipal Water District, which receives water from the Metropolitan Water District of Southern 
California’s Middle Feeder System. Imported water accounts for less than one percent of ALW’s supply 
and is used for emergency purposes only.  

The existing water infrastructure in the vicinity of the proposed industrial site consists of a 12-inch water 
main that extends along West 10th Street and North Todd Avenue. The existing infrastructure in the 
vicinity of the proposed residential site consists of a 12-inch water main along Sierra Madre Avenue.  
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Alternative Water Sources 

Currently, ALW does not use recycled water and does not have the ability to use recycled water due to a 
lack of infrastructure; however, ALW indirectly benefits from regional uses of recycled water. Seawater 
desalination is a process in which seawater is treated to remove salts and other constituents to develop 
both potable and non-potable supplies. However, as ALW's service area is not located adjacent to the 
ocean, there are no plans to incorporate desalinated seawater into its supply sources (ALW 2020).  

Water Conservation 

The California Water Efficiency Partnership’s mission is to maximize urban water efficiency and 
conservation throughout California by supporting and integrating innovative technologies and practices; 
encouraging effective public policies; advancing research, training, and public education; and building 
collaborative approaches and partnerships (ALW 2020). The California Water Efficiency Partnership 
drafted the Memorandum of Understanding regarding urban water conservation, which outlines five 
BMPs that define policies, programs, practices, rules, regulations, or ordinances that result in the more 
efficient use or conservation of water. These BMPs include Utility Operations, Public Education & 
Outreach, Residential Programs, Commercial, Industrial, & Institutional Programs, and Landscape 
Programs.  

4.17.1.2 Wastewater 

The City owns, operates, and maintains the local sewer lines that collect wastewater generated within 
the City. The existing sewer lines include a gravity collection system comprised of approximately 
80 miles of trunk sewer lines ranging from 6 to 24 inches in diameter. The City's sewer system currently 
conveys an average of 20.5 MGD of wastewater (ALW 2020).  

Wastewater collected in the City’s trunk sewer lines flows south to the LACSD wastewater treatment 
facilities (City 2015b). The trunk sewer lines connect to the San Jose Creek Water Reclamation Plant 
(SJCWRP), located in the City of Whittier, and the A.K. Warren Water Resource Facility (Warren Facility) 
located in the City of Carson, formerly known as the Joint Water Pollution Control Plant. The SJCWRP 
consists of two hydraulically interconnected facilities that are situated on the east and west sides of the 
San Gabriel River freeway (I-605). It currently provides primary, secondary, and tertiary treatment, and 
has a design capacity of 100 MGD. The SJCWRP serves a large residential population of approximately 
one million people and treats approximately 100 MGD, of which 42 MGD are reused. If the daily amount 
of wastewater received at the SJCWRP exceeds the facility’s design capacity, the additional wastewater 
flow is diverted to the Warren Facility. The Warren Facility currently provides primary and secondary 
treatment for approximately 260 MGD. It has a design capacity of 400 MGD, and serves over 4.8 million 
residents, businesses, and industries (LACSD 2024).  

The existing wastewater infrastructure located in the vicinity of the industrial site consists of 8-inch 
sewer mains in West 10th Street and North Todd Avenue. The existing wastewater infrastructure located 
in the vicinity of the residential site includes an 8-inch sewer main located along Sierra Madre Avenue. 
An 8-inch sewer main from North Vernon Avenue also extends across Sierra Madre Avenue and through 
the golf course site. 
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4.17.1.3 Stormwater 

The City maintains and operates a limited number of drainage facilities in the City, while the LACFCD is 
responsible for operating and maintaining major flood control facilities located throughout the County.  

Under the existing drainage condition, runoff from the proposed residential site and golf course site 
north of Sierra Madre Avenue generally flows south-westerly towards Sierra Madre Avenue. An existing 
inlet is located in Sierra Madre Avenue adjacent to the parking lot near the golf course parking entrance 
to intercept a portion of the flows generated on-site. The northerly portion of the site flows southerly 
along Avenida Conejo and the golf course, which ultimately routes to downstream inlets located along 
Sierra Madre Avenue. These inlets connect to a LACFCD 11.25-foot by 12-foot box drain which runs 
along Sierra Madre Avenue and intercepts runoff generated from the residential site.  

A water basin is located directly north of the residential site and the slope of the basin descends 
northerly approximately 40 feet in height based on topographic data. When the infiltration/retention 
system reaches full capacity, excess runoff is routed to the connection to the LACFCD public storm drain 
via a weir system. In cases of a larger storm events, runoff ponds at the localized sump inlets. The site is 
graded to overflow towards Sierra Madre Avenue following historical drainage patterns (C&V 
Consulting, Inc. 2025a). 

Runoff from the proposed industrial site drains to three main areas. The northerly landscaped frontage 
sheet flows off-site to Sierra Madre Avenue. Flows are captured in an existing catch basin located at the 
corner of North Todd Avenue and Sierra Madre Avenue. The westerly portion of the industrial site sheet 
flows off-site to a curb and gutter along North Todd Avenue. The easterly portion of the industrial site 
sheet flows off-site to West 10th Street where flows are collected in an existing catch basin and 
conveyed southerly in an existing 27-inch storm drain. There is an existing 36-inch corrugated metal pipe 
storm drain that runs north to south through the industrial site and connects to an existing curb-opening 
catch basin in West 10th Street at its downstream end. Additional information regarding stormwater 
infrastructure can be found in Section 4.9, Hydrology and Water Quality.  

4.17.1.4 Solid Waste 

Solid waste disposal services for the proposed Project site would be contracted through Athens Services, 
which provides both residential and commercial solid waste collection services to the City. The City’s 
solid waste is collected by Athens Services and taken to either the City of Industry Material Recovery 
Facility or the Sun Valley Material Recovery Facility, where it is sorted (Athens Services 2024). Paper, 
glass, plastics, and metals are recovered and recycled, and the remaining solid waste is hauled to one of 
the solid waste sites listed in Table 4.17-1, County Landfills Summary, below. In 2022, the City generated 
55,025 tons of solid waste, or 6.1 pounds per person per day (CalRecycle 2022). Table 4.17-1 also shows 
a summary of County-wide solid waste disposal for 2021, as well as the permitted yearly capacity and 
remaining capacity of landfills within the County.  
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Table 4.17-1 
COUNTY LANDFILLS SUMMARY 

Facility Amount Disposed 
in 2021 (tons) 

Permitted Yearly 
Capacity (tons) 

Remaining 
Capacity (tons) 

Antelope Valley Public Landfill 943,160 1,123,200 8,541,999 
Azusa Land Reclamation Co. Landfill 439,825 2,440,000 51,715,125 
Burbank Landfill Site No. 3 48,910 57,600 4,238,976 
Calabasas Landfill 442,380 1,081,500 4,134,026 
Chiquita Canyon Sanitary Landfill 2,371,040 3,120,000 49,349,195 
Lancaster Landfill & Recycling Center 151,110 936,000 9,712,689 
Mesquite Regional Landfill Not operational 7,300,000 660,000,000 
Pebbly Beach Disposal Site 4,015 17,885 22,022 
San Clemente Island Landfill 730 991 34,921 
Scholl Canyon Landfill 504,795 1,050,600 2,530,063 
Sunshine Canyon City/County Landfill 3,059,430 3,775,200 51,681,972 
Whittier (Savage Canyon) Landfill 107,310 109,200 3,794,613 

Total 8,072,705 21,012,176 845,755,601 
Source: LACDPW 2023 
 
4.17.1.5 Electricity and Natural Gas 

ALW currently provides electricity to the Project site and area. In addition to their 23,000 customer 
accounts for water service, ALW serves approximately 16,500 electricity customers. According to the 
City, ALW customers consume approximately 250,000 MW of electricity annually (City 2024b). The City 
has signed long-term agreements for wind and hydropower totaling approximately 17.2 MW of capacity 
and entered into multiple photovoltaic projects since 2013. The electrical infrastructure within the 
vicinity of the proposed industrial site includes utility poles carrying electric lines along West 10th Street. 
Existing electrical infrastructure within the vicinity of the proposed residential and golf course sites 
includes utility poles carrying electric lines along the northern edge of the proposed residential site and 
underground distribution lines through the residential site to Ave Conejo and towards the existing golf 
course clubhouse.  

SoCalGas supplies natural gas to the City and Project vicinity. The majority of natural gas used in 
California is sourced from out-of-state natural gas basins. The state does not receive liquefied natural 
gas supplies. Biogas, including gas from wastewater treatment plants and dairy farms, has recently 
begun to be used, and the state has been encouraging its development and expansion. Natural gas from 
out-of-state production basins is delivered to California via the interstate natural gas pipeline system. 
This gas is then delivered via SoCalGas and Pacific Gas and Electric’s statewide network to local 
transmission and distribution pipelines, or local storage fields (CPUC 2024). Additional information 
regarding these topics is available in Section 4.5, Energy. Existing natural gas infrastructure adjacent to 
the industrial site includes a 2-inch gas main located in West 10th Street, a 4-inch high pressure gas main 
in North Todd Avenue, and a 2-inch gas distribution main extending north in North Todd Avenue from 
the intersection with West 10th Street to where it is capped just past the proposed Building 3. Existing 
natural gas infrastructure adjacent to the residential and golf course site includes a 3-inch gas main 
located on the south side of Sierra Madre Avenue and an existing service line to the existing golf course 
clubhouse.  

I I 
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4.17.1.6 Telecommunication Services 

Telecommunication services within the City, such as landline service and internet connection, are 
provided by a variety of private service providers, including Charter Spectrum and Frontier. 
Infrastructure related to the provision of telecommunication services is owned and maintained by the 
private service providers. Existing telecommunication infrastructure within the vicinity of the industrial 
site includes utility poles carrying telecommunication lines and a Frontier connection box along West 
10th Street. Existing telecommunication infrastructure within the vicinity of the residential and golf 
course sites includes a pull box owned by Frontier located on the south side of Sierra Madre Avenue and 
a pedestal owned by Charter Spectrum located in an adjacent residential property approximately 
165 feet north of Sierra Madre.  

4.17.2 Regulatory Setting 

4.17.2.1 Federal Regulations 

Safe Drinking Water Act of 1974 

The Safe Drinking Water Act authorizes the USEPA to set national health-based standards for drinking 
water to protect against both naturally-occurring and man-made contaminants that may be found in 
drinking water. The USEPA, individual states, and water system service providers then work together to 
make sure that these standards are met. Originally, the Safe Drinking Water Act focused primarily on 
treatment as the means of providing safe drinking water at the tap. Amendments in 1996 greatly 
enhanced the existing law by recognizing source water protection, operator training, funding for water 
system improvements, and public information as important components of safe drinking water. This 
approach ensures the quality of drinking water by protecting it from source to tap. The Safe Drinking 
Water Act applies to every public water system in the U.S. 

Clean Water Act 

The CWA’s primary goals are to restore and maintain the chemical, physical, and biological integrity of 
the nation’s waters and to make all surface waters fishable and swimmable. The CWA forms the basic 
national framework for the management of water quality and the control of pollution discharges; it 
provides the legal framework for several water quality regulations, including the NPDES, effluent 
limitations, water quality standards, pretreatment standards, antidegradation policy, nonpoint-source 
discharge programs, and wetlands protection. The USEPA has delegated the responsibility for 
administration of CWA portions to state and regional agencies. In California, the SWRCB administers the 
NPDES permitting program and is responsible for developing NPDES permitting requirements. The 
SWRCB works in coordination with the RWQCBs to preserve, protect, enhance, and restore water 
quality. 

Resource Conservation and Recovery Act 

The RCRA gives the USEPA the authority to control hazardous waste from the "cradle-to-grave." Refer to 
Section 4.8.2.1 for further discussion of the RCRA as it relates to hazardous waste. RCRA also set forth a 
framework for the management of non-hazardous solid waste. Regulations established regarding solid 
waste include a ban on open dumping of waste and set minimum federal criteria for the operation of 
municipal waste and industrial waste landfills, including design criteria, location restrictions, financial 
assurance, corrective action (cleanup), and closure requirements.  
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4.17.2.2 State Regulations 

Senate Bill 610 

For certain types of large projects, SB 610 requires that the associated environmental document 
includes a discussion of the availability of water to meet the projected water demands of a project for a 
20-year planning horizon, including single and multiple dry years. SB 610 specifies the types and sizes of 
projects that are subject to the provisions of this law, which include developments that would demand 
more water than 500 equivalent dwelling units.  

California Assembly Bill 1881 

AB 1881, the Water Conservation in Landscaping Act of 2006, requires DWR to prepare an updated 
Model Water Efficient Landscaping Ordinance (MWELO) in accordance with specified requirements to 
conserve water through efficient irrigation and landscaping. By January 1, 2010, local agencies were to 
adopt either the updated MWELO or a local landscape ordinance that is at least as effective in 
conserving water as the MWELO. Pursuant to state law, the City amended its Landscape Regulations 
(Azusa Municipal Code Chapter 78, Article VI, Division 7) and Landscape Standards to expand water 
conservation in landscaping. The Landscape Standards implement the requirements of the Landscape 
Regulations. All landscape plans and installations are required to comply with the Landscape Standards. 

Urban Water Management Act 

The Urban Water Management Plan Act was passed in 1983 and codified as Water Code Sections 10610 
through 10657. Since its adoption in 1983, the Urban Water Management Plan Act has been amended 
on several occasions. Some of the more notable amendments include an amendment in 2004, which 
required additional discussion of transfer and exchange opportunities, non-implemented demand 
management measures, and planned water supply projects. Also, in 2005, another amendment required 
water use projections (required by Water Code Section 10631) to include projected water use for single-
family and multi-family residential housing needed for lower-income households. In addition, 
Government Code Section 65589.7 was amended to require local governments to provide the adopted 
housing element to water and sewer providers. The Urban Water Management Plan Act requires “every 
urban water supplier providing water for municipal purposes to more than 3,000 customers or supplying 
more than 3,000 acre-feet of water annually, to prepare and adopt, in accordance with prescribed 
requirements, an urban water management plan.” Urban water suppliers must file these plans with 
DWR every five years, describing and evaluating reasonable and practical efficient water uses, 
reclamation, and conservation activities. As required by the Memorandum of Understanding Regarding 
Urban Water Conservation in California and AB 11, the 2005 Urban Water Management Plan Act 
incorporated water conservation initiatives and a Water Shortage Contingency Plan. 

Integrated Waste Management Act 

As discussed further in Section 4.8, Hazards and Hazardous Materials, the California IWMA of 1989 
(AB 939), which is administered by CalRecycle, requires counties to develop an IWMP that describes 
local waste diversion and disposal conditions, and lays out realistic programs to achieve the waste 
diversion goals. IWMPs compile Source Reduction and Recycling Elements prepared by each local 
government, to focus diversion efforts and provide a framework to meet waste reduction mandates. 
The goal of the solid waste management efforts is not to increase recycling, but to decrease the amount 
of waste entering landfills. AB 939 required all cities and counties to divert a minimum of 50 percent of 
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all solid waste from landfill disposal. In 2011, the state legislature enacted AB 341 (PRC Section 42649.2), 
increasing the diversion target to 75 percent statewide. AB 341 also requires the provision of recycling 
service to commercial and residential facilities that generate 4 CY or more of solid waste per week. 

AB 1826 

In October 2014, Governor Brown signed AB 1826, Chesbro (Chapter 727, Statutes of 2014), which 
requires businesses to recycle their organic waste on and after April 1, 2016, depending on the amount 
of waste they generate per week. Organic waste means food waste, green waste, landscape and pruning 
waste, nonhazardous wood waste, and food-soiled paper waste that is mixed in with food waste. For 
businesses that generate 8 CY or more of organic waste per week, this requirement became effective on 
April 1, 2016; for those that generate 4 CY or more of organic waste per week, the requirement became 
effective on January 1, 2017. This law also requires that on and after January 1, 2016, local jurisdictions 
across the state implement an organic waste recycling program to divert organic waste generated by 
businesses, including multi-family residential dwellings that consist of five or more units. Mandatory 
recycling of commercial organics would be phased in over time, and an exemption process is available 
for rural counties. 

Water Recycling Act 

The Water Recycling Act of 2013 (AB 803) eliminates inconsistent recycled water spill reporting 
thresholds by making those in the H&SC consistent with those in the Porter-Cologne Water Quality 
Control Act. In addition, AB 803 authorizes RWQCBs to permit the introduction of Advanced Treated 
Purified Water into conveyance systems prior to comingling with any raw water or other water source. 
The bill defines Advanced Treated Purified Water as wastewater treated by a method at least as 
effective as membrane filtration, reverse osmosis, advanced oxidation, disinfection, and engineered 
reliability features.  

Water Conservation Act 

The Water Conservation Act of 2009 (SB X7‐7) requires all water suppliers to increase water use 
efficiency. The legislation set an overall goal of reducing per capita water use by 20 percent by 2020, 
with an interim goal of 10 percent by 2015. Effective in 2016, urban retail water suppliers that did not 
meet the water conservation requirements established by this bill were not eligible for state water 
grants or loans. SB X7‐7 requires urban retail water suppliers to determine baseline water use and set 
reduction targets according to specified standards. 

CALGreen 

Portions of CALGreen relevant to water use and solid waste are described here. CALGreen provides 
mandatory water efficiency and conservation measures for both residential and non-residential 
development. The mandatory measures specify allowable flow rates for different appliances and require 
compliance with the MWELO (or applicable, more stringent local ordinance). CALGreen also requires at 
least 65 percent of non-hazardous construction and demolition debris is recycled and/or salvaged for 
reuse during construction. Refer to Section 4.5.2.2 for further discussion of CALGreen (CCR Title 24, Part 
11), especially as it relates to energy efficiency and GHG emission reductions. 
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4.17.2.3 Local Regulations 

Water 

2020 Urban Water Management Plan 

In compliance with Water Code Sections 10610 through 10656 of the Urban Water Management 
Planning Act, the ALW Utility Board adopted its Urban Water Management Plan (UWMP) in June 2021. 
The California Urban Water Management Planning Act requires urban water suppliers to prepare and 
adopt a UWMP and update that plan at least once every five years. The UWMP supports ALW’s long-
term resource planning to ensure adequate water supplies are available to meet existing and future 
water needs. Within this UWMP, urban water suppliers must do the following: 

• Assess the reliability of water sources over a 20-year planning time frame; 

• Describe demand management measures and water shortage contingency plans; 

• Report progress toward meeting a targeted 20 percent reduction in per-capita (per-person) 
urban water consumption by the year 2020; and 

• Discuss the use and planned use of recycled water. 

Azusa General Plan 

Chapter 3 of the Azusa General Plan, The Built Environment, outlines various goals and policies to 
address the current and future needs of the City in relation to water within the Infrastructure section. 
The following goals and policies related to water are relevant to the proposed Project: 

Goal 2. Provide a water supply system that is able to meet the projected water demands; upgrade and 
expand water treatment, supply, and distribution facilities; and pursue funding sources to reduce the 
cost of water provision for the City. 

Policy 2.1. Monitor the demands on the water system, manage development to mitigate impacts and/or 
facilitate improvements to the water supply and distribution system, and maintain and expand water 
supply and distribution facilities. 

Policy 2.2. Continue to update the water master plan and an associated capital improvements program, 
and evaluate the adequacy of the water supply and distribution supply. 

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

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

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

Policy 2.10. Require the use of reclaimed water for landscaped irrigation, grading, and other non-
contact uses in new developments, where available or expected to be available. 
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Policy 2.11. 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. 

Azusa Municipal Code 

Azusa Municipal Code Chapter 78, Article VI, Division 5, System Development Fee establishes a water 
system fee structure to impose upon future development within the water system service area.  

Azusa Municipal Code Chapter 78, Article VI, Division 7, Landscape and Irrigation Standards, states that, 
“No building permit shall be issued for buildings until the public works superintendent, or designee, 
reviews and approves a landscape plan for the project. A certificate of occupancy shall be issued only if 
landscaping and an irrigation system is installed in compliance with the approved landscape plan 
consisting of the elements set forth below. The landscape plan shall include the following elements: a 
calculation of water consumption for the landscaped area, a planting scheme, an irrigation plan, and a 
grading plan if found to be necessary by the community development director. Projects that must 
adhere to these standards are: apartments, condominiums, any multiple-unit residential developments, 
commercial developments, industrial developments, single-family residential, and recreational 
developments.”  

Wastewater 

Azusa General Plan 

Chapter 3 of the Azusa General Plan, The Built Environment, outlines various goals and policies to 
address the current and future needs of the City in relation to wastewater in the Infrastructure section. 
The following goals and policies related to wastewater are relevant to the proposed Project: 

Policy 2.5. Require all new development to connect to the sewer system. 

Goal 3. Provide a wastewater (sewer) collection and treatment system that is able to support permitted 
land uses, upgrading existing deficient systems, and pursue funding sources to reduce costs of 
wastewater provision in the city. 

Policy 3.1. Ensure the City provides and maintains a sewer collection and treatment facilities system that 
adequately conveys and treats wastewater generated by existing and planned development at a 
maximized cost efficiency. 

Policy 3.2. Update the sewer master plan to reflect anticipated growth and current capacities. 

Policy 3.3. Work with the County of Los Angeles to determine if the existing sewer collection systems 
are adequate to meet existing and anticipated future demand.  

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. 
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Policy 3.8. Continue to monitor businesses that may generate hazardous waste to prevent 
contamination of waste. 

Water Quality Control Plan 

As discussed further in Section 4.9, Hydrology and Water Quality, the LARWQCB develops and enforces 
water quality objectives and implementation plans that safeguard the quality of water resources in its 
region. Chapter 4 of the Basin Plan outlines policies and regulations for municipal wastewater 
treatment, disposal, and reclamation. The standards contained within the Basin Plan are designed to 
provide developers with a uniform approach for the design and installation of adequate systems to 
control wastewater, wastewater treatment, and sewage disposal impacts and to prevent any potential 
contamination to groundwater at the discharge site.  

Azusa Municipal Code 

Chapter 78, Article IV, Sewers and Sewage Disposal, of the Azusa Municipal Code, includes public sewer 
development standards and specifications and states that no person shall make or maintain any 
connection with any public sewer of the City unless a permit from the City engineer has been obtained.  

Stormwater 

Azusa General Plan 

Chapter 3 of the Azusa General Plan, The Built Environment, outlines various goals and policies to 
address the current and future needs of the City in relation to stormwater drainage and conveyance 
within the Infrastructure section. The following goals and policies related to stormwater are relevant to 
the proposed Project: 

Goal 4. Provide a flood control system that is able to support the permitted land uses while preserving 
the public safety, upgrade existing deficient systems, and pursue funding sources to reduce the costs of 
flood control provision in the City.  

Policy 4.1. Maintain existing public storm drains and flood control facilities, upgrade and expand storm 
drain and flood control facilities. 

Policy 4.4. Monitor the demands and manage development to mitigate impacts and/or facilitate 
improvements to the storm drainage system. 

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. 

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. 

Policy 4.10. Encourage using construction methods and technologies that will reduce the size or 
decrease the number of impervious surfaces in both new development and the retrofit of existing 
development. 
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Azusa Municipal Code 

As described further in Section 4.9.2.4, Azusa Municipal Code Chapter 60, Stormwater and Urban Runoff 
Pollution Prevention, requires development projects adding more than 5,000 SF of impervious surfaces 
to the City to install appropriate BMPs in accordance with NPDES permit requirements. This chapter of 
the Azusa Municipal Code also requires the installation and maintenance of these BMPs addressing 
stormwater discharges. 

Solid Waste 

Azusa General Plan 

Chapter 3 of the Azusa General Plan, The Built Environment, outlines various goals and policies to 
address the current and future needs of the City in relation to solid waste in the Infrastructure section. 
The following goals and policies related to solid waste are relevant to the proposed Project: 

Goal 5. Maintain solid waste collection and disposal services in accordance with the California 
Integrated Waste Management Act of 1989, pursue funding sources to reduce the cost of the collection 
and disposal services in the City. 

Policy 5.1. Maintain adequate solid waste collection for commercial, industrial, and residential 
developments in accordance with state law. 

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. 

Azusa Municipal Code 

In compliance with the California IWMA, Azusa Municipal Code Chapter 58, Solid Waste, addresses 
aspects of solid waste handling, including, but not limited to, frequency of solid waste collection, means 
of collection, transportation, level of service, charges and fees, and details regarding solid waste 
handling services.  

4.17.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential impacts related to utilities and service systems are 
based on Appendix G of the CEQA Guidelines. A significant impact to utilities and service systems could 
occur if implementation of the proposed Project would: 

a) Require or result in the relocation or construction of new or expanded water, wastewater 
treatment or stormwater drainage, electric power, natural gas, or telecommunications facilities, 
the construction or relocation of which could cause significant environmental effects; 

b) Have insufficient water supplies available to serve the Project and reasonably foreseeable future 
development during normal, dry, and multiple dry years; 
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c) Result in a determination by the wastewater treatment provider which serves or may serve the 
Project that it does not have adequate capacity to serve the Project’s projected demand in 
addition to the provider’s existing commitments; 

d) Generate solid waste in excess of state or local standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment of solid waste reduction goals; or 

e) Not comply with federal, state, and local management and reduction statutes and regulations 
related to solid waste.  

4.17.4 Methodology and Assumptions 

An evaluation of potential impacts related to utilities and service systems that may result from 
construction and operation of the proposed Project has been conducted below. This analysis is based on 
existing federal, state, and local regulations and assessments of utility and service system capacities 
within the vicinity of the Project site to determine the potential effects of Project demands on these 
utilities and service systems.  

4.17.5 Impact Analysis 

4.17.5.1 Relocation or Construction of Utilities 

Would the Project require or result in the relocation or construction of new or expanded water, 
wastewater treatment or stormwater drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which could cause significant environmental effects? 

Construction Period 

Construction of the proposed Project would require minimal amounts of water and power and would 
not result in the need for the relocation or construction of new or expanded facilities. The Project would 
comply with all applicable federal and state regulations regarding energy consumption during 
construction. In addition, the Project would be required to implement all construction BMPs outlined in 
the SWPPP to protect downstream water quality and ensure compliance with the Construction General 
Permit, which requires that non-stormwater discharges from construction sites be eliminated or 
reduced to the maximum extent practicable. As no relocation or construction of new or expanded 
utilities would be required for construction, no environmental impacts associated with such 
construction would occur. 

Water 

The industrial site requires the replacement of a 12-inch water main from the intersection of West 10th 
Street and North Todd Avenue, approximately 1,000 feet to the east (to the central portion of proposed 
Building 5) and approximately 500 feet to the north (to the southern end of Building 3). However, this 
water main would be installed within the same disturbed roadway area as the existing water main and 
would not increase capacity compared to existing conditions. The residential site would include the 
construction of a 6-inch domestic water pipeline and an 8-inch fire water pipeline which would connect 
to the existing 12-inch water main along Sierra Madre Avenue. These would extend from existing mains 
in Sierra Madre Avenue through the residential drive aisles and provide connection points for laterals to 
individual buildings within the residential site. Both the construction and operational impacts of 
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providing water infrastructure to the proposed buildings have been assessed throughout this EIR. 
Further, as discussed in Section 4.17.5.2 below, no relocation or construction of additional off-site water 
facilities that would cause environmental effects is required. In addition, the construction of this water 
main would occur in compliance with the City’s Public Works regulations and the Azusa Municipal Code, 
and utility connection fees would be provided to ALW which would assist with ongoing maintenance and 
potential future upgrades due to incremental increases in water use by the Project.  

Wastewater Treatment 

An 8-inch sewer pipeline would be constructed within the residential site from a connection at the 
existing main in Sierra Madre Avenue through the residential drive aisles. This pipeline would provide 
the connection points for laterals to individual buildings within the residential site. Existing 8-inch sewer 
mains in West 10th Street and North Todd Avenue would provide points of connection for the proposed 
industrial buildings. The existing golf course clubhouse and restroom facilities throughout the golf 
course site would be maintained in place. Construction of sewer connections throughout the Project site 
is included in the analysis of the proposed Project construction activities provided throughout the EIR, 
and these connections would be constructed in accordance with applicable City standards. Further, 
utility connection fees would be provided to ALW which would assist with ongoing maintenance and 
potential future upgrades due to incremental increases in wastewater production by the Project Refer 
to Section 4.17.5.3 below for additional details regarding capacity of wastewater treatment 
infrastructure and estimated Project wastewater contributions. No other new, relocated, or expanded 
off-site sewer infrastructure would be required, and no associated environmental effects would occur. 

Stormwater Drainage 

As discussed further in Section 4.9, Hydrology and Water Quality, the Project would install 
interconnected underground infiltration/detention systems with pipelines to accommodate anticipated 
stormwater runoff. In addition, the Project would replace a damaged portion of the existing 36-inch 
corrugated metal pipe storm drain through the site. The resulting peak flow rates from the industrial site 
would be lower than the existing peak flow rates to the same areas; therefore, the existing 36-inch 
corrugated metal pipe storm drain could adequately convey the on-site peak flow rate in addition to the 
flows from the adjacent property to the north, and no off-site expansion of storm drain capacity would 
be required. While the peak flow rate from the residential site would increase slightly, it would be 
accommodated within existing infrastructure after on-site capture and detention. Construction of these 
Project features to accommodate stormwater runoff would attenuate flows from the Project site such 
that new off-site stormwater infrastructure would not be required, and no associated environmental 
effects would occur. The construction and operation of stormwater detention and treatment features 
throughout the Project site is considered in the analysis of the proposed Project provided throughout 
the EIR, and these connections would be constructed in accordance with applicable City standards. 

Electricity/Natural Gas 

Electricity and natural gas connections for the proposed Project buildings would be made primarily to 
existing infrastructure within the rights-of-way surrounding the industrial site and from existing 
electrical distribution lines and equipment within the proposed residential site. Natural gas would only 
be provided to the residential clubhouse building. Some electrical connections and infrastructure would 
be relocated and undergrounded to serve the proposed buildings; however, the effects of constructing 
this infrastructure are addressed throughout the EIR. Further, utility connection fees would be provided 
to ALW for electrical connections and SoCalGas for natural gas connection, which would assist with 
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ongoing maintenance and potential future upgrades due to incremental increases in electricity and/or 
natural gas use by the Project.  

Telecommunications 

Telecommunication connections for the proposed Project buildings would be made primarily to existing 
infrastructure within the rights-of-way surrounding the industrial and residential sites. The two 
companies that provide telecommunication services to the proposed Project site are Frontier and 
Charter Spectrum. 

The assumed points of connection for the residential site would be a Frontier 3-inch by 5-inch pull box 
located on the south side of Sierra Madre Avenue across from the proposed residential site entrance 
and the Charter Spectrum pedestal located on the north side of Sierra Madre Avenue at the proposed 
residential site entrance. The assumed points of connection for the industrial site would be a Frontier 
pole on the south side of West 10th Street, a Frontier manhole located on the east side of North Todd 
Avenue across from the proposed location of Building 3, and a Charter Spectrum pole, located on the 
south side of West 10th Street. Some of these points of connection would require the addition of risers 
and extensions to serve the proposed buildings; however, the effects of this would be minimal, and 
would occur within the already disturbed roadway. Further, the Project would provide utility connection 
fees to Charter Spectrum and Frontier for telecommunication connections which would assist with 
ongoing maintenance and potential future upgrades due to incremental increases in telecommunication 
use resulting from the Project. 

Level of Significance Prior to Mitigation  

Implementation of the Project would require the relocation or construction of new water, wastewater 
treatment or stormwater drainage, electric power, natural gas, or telecommunications facilities, but 
would not result in significant environmental effects beyond those described in the relevant sections of 
this EIR, and impacts associated with this issue area would be less than significant. 

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.17.5.2 Water Supplies 

Would the Project have sufficient water supplies available to serve the Project and reasonably 
foreseeable future development during normal, dry and multiple dry years? 

Construction of the proposed Project would require minimal amounts of water in comparison with 
available supplies and would not result in insufficient water supplies available to serve the Project 
during the construction period. The Project would comply with all applicable federal and state 
regulations regarding water use and conservation during construction. 
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Within the UWMP, ALW provides projections related to water supply for the years 2025, 2030, 2035, 
2040, and 2045. These projections include the water service area population, the demand based on 
population growth, and the water supply during normal years, single dry years, and multiple dry years. 
ALW predicts that by 2035, 115,500 people will make up their water service area population. The 
following analysis is based on projections for the year 2035 for each of these potential water supply 
conditions. The projected water demand for the industrial site is approximately 13,272 gallons per day, 
or approximately 15 AF per year (Thienes Engineering, Inc. 2024a). This consumption rate corresponds 
to 70.6 equivalent dwelling units. The residential site development corresponds to 230 equivalent 
dwelling units. Based on CalEEMod defaults (see Appendix A of Appendix B), the residential portion of 
the Project would require 41,363 gallons per day (approximately 46 AF per year). As watering of the golf 
course has continued since the Azusa Greens Country Club golf course ceased operations in 2020, the 
water usage associated with the golf course site is assumed in the baseline conditions and would not 
increase with implementation of the Project. Therefore, the Project’s total water demand would be 
approximately 301 equivalent dwelling units. As the Project would not require water supplies equivalent 
to the demand from 500 dwelling units, the Project can be considered to be consistent with the UWMP 
projections related to water supply for the City, and no formal water supply assessment per SB 610 is 
required. 

Normal Year 

A normal year is defined as a year in which the various water supply sources of ALW (imported water, 
groundwater, and surface water) are all at maximum capacity. During a normal year, water supply is 
projected to be 38,450 AF, while the water demand is projected to be 19,160 AF (ALW 2020). The 
Project would introduce new residential and industrial uses to the City and cause a 0.3 percent increase 
in the demand for water supplies. However, as ALW’s projected normal year supply is 201 percent of the 
projected demand, the increase in demand from the Project would be accommodated by the City’s 
water supply during a normal year.  

Single Dry Year 

The Project would cause a 0.3 percent increase in the demand for water supplies. A single dry year is 
defined as a year in which the various water supply sources of ALW are at 67 percent capacity. The 
projected water supply for 2035 during a single dry year is 25,667 AF, while the demand is 20,362 AF. 
This supply in a single dry year accounts for 126 percent of the projected demand; therefore, during a 
single dry year, the increase in water supply demand caused by the proposed Project would be served 
by the City’s water supply.  

Multiple Dry Years 

The Project would cause a 0.3 percent increase in the demand for water supplies. The ALW projection 
for 2035 under the multiple dry years condition assumes that the total water supply capacity is at 80 
percent in 2031, 77 percent in 2032, 71 percent in 2033, 61 percent in 2034, and 61 percent in 2035. The 
projection of water supply in 2035 based on multiple dry year conditions is 23,447 AF, while the demand 
is 18,135 AF. This supply accounts for 129 percent of projected demand, and it is, therefore, reasonable 
to assume that during a year preceded by multiple dry years, the increase in water demand caused by 
the proposed Project would be adequately served by the City’s water supply.  
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Level of Significance Prior to Mitigation  

There would be sufficient water supplies available to serve the Project and reasonably foreseeable 
future development during normal, dry, and multiple dry years, and impacts would be less than 
significant. 

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.17.5.3 Wastewater Treatment 

Would the Project result in a determination by the wastewater treatment provider which serves or may 
serve the Project that it has adequate capacity to serve the Project’s projected demand in addition to the 
provider’s existing commitments? 

The LACSD has two facilities which provide wastewater treatment for the Project area: the SJCWRP and 
the Warren facility. As discussed above, the SJCWRP has a design capacity of 100 MGD, and if this facility 
ever reaches capacity, the wastewater would be diverted to the Warren facility, which currently has a 
capacity of approximately 400 MGD. The Warren facility currently estimates that it treats 260 MGD of 
wastewater, meaning it operates far below its capacity. The City's sewer system currently conveys 
approximately 20.5 MGD of wastewater on average. Based on estimated average daily sewage flows for 
residential uses by LACDPW and potential daily water use estimated for the industrial site, the proposed 
Project would cause an increase in demand for wastewater treatment of up to 66,172 gallons per day 
(Thienes Engineering, Inc. 2024a; LACDPW 2025). This increase in demand would represent 0.3 percent 
of the total City wastewater conveyed to LACSD, which is well within the capacity of LACSD to treat 
wastewater. In addition, the Sewer System Analysis prepared for the Project (C&V Consulting, Inc. 2024) 
determined that when combined with existing flows, the proposed Project would not contribute to a 
peak sewage flow rate above the threshold identified in the City of Azusa Sewer System Master Plan. 
The Project would not result in a determination by the LACSD that it does not have adequate capacity to 
serve the Project’s projected demand in addition to the provider’s existing commitments.  

Level of Significance Prior to Mitigation  

Implementation of the Project would not cause the wastewater treatment provider to exceed the 
wastewater treatment capacity of existing facilities, and impacts would be less than significant.  

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 
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4.17.5.4 Solid Waste Generation 

Would the Project generate solid waste in excess of state or local standards, or in excess of the capacity 
of local infrastructure, or otherwise impair the attainment of solid waste reduction goals? 

Solid waste generated by the proposed Project during construction and operation would be collected by 
Athens Services, before it is sorted at either the City of Industry Material Recovery Facility or the Sun 
Valley Material Recovery Facility. Athens Services currently contracts with the City to provide 
commercial and residential solid waste services, and all applicable fees to Athens Services would be paid 
before services are provided to the Project site. Solid waste would then be sent to one of the landfill 
facilities listed in Table 4.17-1 above. As shown in Table 4.17-1, the landfill facilities located in Los 
Angeles County have a remaining capacity of approximately 845,755,601 tons. Based on default 
assumptions in the CalEEMod modeling of the Project (refer to Appendix B), the Project would generate 
649 tons of solid waste per year, which would be minimal compared to this remaining regional capacity. 
During construction, the Project would comply with all local and regional regulations regarding the 
disposal of construction-related material. In addition, operation of the industrial and residential sites 
would comply with all regulations related to industrial and household waste, as discussed in Section 4.8, 
Hazards and Hazardous Materials, in addition to regulations related to waste reduction and recycling 
requirements, as discussed in Section 4.17.5.5 below. Therefore, the Project would not generate solid 
waste in excess of applicable standards or available capacity for disposal.  

Level of Significance Prior to Mitigation  

Implementation of the Project would not generate solid waste in excess of state or local standards, or in 
excess of local infrastructure, or otherwise impair the attainment of solid waste reduction goals, and 
impacts would be less than significant. 

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.17.5.5 Solid Waste Regulations 

Would the Project comply with federal, state, and local management and reduction statutes and 
regulations related to solid waste? 

During the construction of the proposed Project, the construction contractor and all subcontractors 
would be required to comply with applicable statutes and regulations related to construction waste 
diversion. This includes CALGreen Construction Waste Management Requirements, which require that 
projects recycle and/or salvage for reuse a minimum of 65 percent of the non-hazardous construction 
and demolition debris generated during construction. In addition, the construction and operation of the 
residential, industrial, and golf course sites would comply with the requirements of the California IWMA, 
including the implementation of diversion programs and the provision of recycling and organic waste 
disposal options. Further, the proposed Project would adhere to the provisions of AB 341 and AB 1826, 
which require businesses and multi-family residential uses, such as those proposed by the Project, to 



Azusa Greens Redevelopment Project 4.17 Utilities and Service Systems 

4.17-18 

provide facilities for recycling and organic waste, respectively. The Project would provide recycling and 
organic waste disposal bins and arrange for disposal of the waste in accordance with these laws. Per the 
Azusa General Plan, the City will continue to monitor reduction and recycling programs to ensure proper 
implementation and achievement of mandated solid waste reduction and diversion goals, including 
monitoring of the Project. The Project would additionally comply with the policies outlined in Azusa 
Municipal Code Chapter 58 which pertains to solid waste handling services. Therefore, the Project would 
comply with federal, state, and local regulations related to solid waste.  

Level of Significance Prior to Mitigation  

Implementation of the Project would comply with federal, state, and local management and reduction 
statutes and regulations related to solid waste, and impacts would be less than significant. 

Mitigation Measures 

No significant impact would occur; therefore, no mitigation is required. 

Level of Significance After Mitigation 

Impacts would remain less than significant without mitigation. 

4.17.6 Cumulative Impact Analysis 

The geographic scope for utilities and service systems in the service area for each utility provider. 
Although public utilities can be specific to jurisdictions, some service providers operate throughout the 
region and across multiple jurisdictions. Therefore, changes in development influence the demand for 
utilities across the region and could drive the need for new or expanded utility infrastructure.  

As discussed above, the proposed Project would require the construction of water and sewer pipelines 
and connections, the installation of underground infiltration/detention systems, the replacement of 
existing storm drains, relocation of utility poles, and connections to existing electrical, natural gas, and 
telecommunication infrastructure. All utility alterations and additions would extend from existing 
infrastructure. Potential impacts associated with the construction of these utility alterations and 
additions have been analyzed throughout this EIR, including in the cumulative analysis for each 
environmental issue area. The identified cumulative projects could require or result in the relocation or 
construction of new or expanded water, wastewater treatment or stormwater drainage, electric power, 
natural gas, or telecommunications facilities. However, the provision of these utility facilities would be 
analyzed in the environmental review associated with the individual project, and compliance with all 
relevant state, regional, and local regulation regarding the provision of new or expanded utility systems 
would be required. As is the case for the Project, cumulative project developers would be required to 
contribute utility connection fees to assist with ongoing maintenance and potential future upgrades 
resulting from incremental increases in utility use and demand.  

The Project would result in an increase in demand for water supplies, as discussed above. However, 
based on the UWMP, the City has adequate water supply for normal, dry, and multiple dry years, and 
the minimal increase in demand caused by the Project in combination with the identified cumulative 
projects would not cause the City to have insufficient water supplies available. The Project would also 
require additional wastewater treatment services. The two facilities that currently provide the City with 
wastewater treatment have adequate capacity to serve current and future development, including the 
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Project and cumulative projects, in the City as well as the greater Los Angeles region. Similarly, the 
Project would require solid waste services during construction and operation; however, the Project and 
cumulative projects would not generate solid waste in excess of state or local standards, and landfills 
within the County have adequate capacity for solid waste generated by the Project in combination with 
the identified cumulative projects, each of which requires separate environmental review. Further, the 
Project and cumulative projects would be required to pay service fees to the solid waste collection 
service provider which would assist with ongoing maintenance and potential future upgrades resulting 
from incremental increases in demand for solid waste services. Therefore, cumulative project impacts 
would be less than significant, and the proposed Project would not result in a cumulatively considerable 
contribution to impacts related to the provision of utilities and service systems.   
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4.18 Wildfire 

This section evaluates potential wildfire impacts that could occur from the implementation of the 
proposed Project, including the potential for the proposed Project to exacerbate wildfire risks. An 
overview of existing conditions related to wildfire and the applicable regulatory framework is also 
provided in this section. 

4.18.1 Existing Conditions 

4.18.1.1 Climate 

Southern California, including Los Angeles County and the Project site, experiences a Mediterranean 
climate characterized by wet winters and dry summers with mild seasonal changes. A seasonal, 
migratory subtropical high-pressure cell in the Pacific Ocean known as the “Pacific High” influences this 
pattern by preventing storms from making landfall in the winter, when the cell is the most active. The 
consequentially low amount of summer rainfall has a large influence on wildfire risk. The Mediterranean 
climate pattern is occasionally interrupted by extreme periods of hot weather, winter storms, or dry, 
easterly Santa Ana winds.  

As described in Section 4.2.1.2, the annual average maximum temperature in the Project area is 
approximately 77.8°F, and the annual average minimum temperature is approximately 47.7°F. 
Precipitation in the Project area averages approximately 19.0 inches annually and occurs mostly during 
the winter and relatively infrequently during the summer (Western Regional Climate Center 2024). 

The prevailing wind is an on-shore flow from the Pacific Ocean, which is located approximately 30 miles 
to the southwest of the Project site. Hot, dry Santa Ana winds, which typically occur in the fall, but have 
in recent years also occurred in the spring (May, in particular), are usually from the northeast and can 
gust to speeds of 50 mph or higher. The Santa Ana winds are the result of occasional pressure gradients 
between the high pressure in the plateaus of the Great Basin and the lower pressure gradient over the 
Pacific Ocean (Murphree et al. 2018). Drying vegetation is possible during the summer months and 
becomes fuel available to advancing flames should an ignition occur.  

4.18.1.2 Vegetation (Fuels) 

The potential for wildland fires is a hazard where development occurs adjacent to open space or within 
close proximity to wildland fuels. Vegetation is important relative to wildfire as some vegetation, such as 
grassland habitats, are highly flammable, while other vegetation, such as chaparral and oak riparian 
forest, may be more difficult to ignite but would burn under more intense fire conditions. While the 
Project site itself is not within a VHFHSZ (CAL FIRE 2024), it is within an interface area of the WUI, as 
shown in Figure 4.18-1, Wildfire Hazards. The WUI is a zone of transition between wilderness and 
human civilization that experiences a heightened risk of wildfire (USFS 2023). The interface areas of the 
WUI are where housing is in the vicinity of wildland vegetation while the intermix WUI is where housing 
and wildland vegetation intermingle. The foothills of the San Gabriel Mountains adjacent to the 
northwestern portion of the Project site and approximately 600 feet east of the northeastern portion of 
the Project site are within the VHFHSZ and provide additional sources of fuel that increase the risk of 
wildfire in the area. Urban development surrounds the remainder of the Project site and is within the 
interface area of the WUI. No intermix WUI is adjacent to the Project site. 
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4.18.1.3 Fire History 

Fire history information provides an understanding of fire frequency, fire type, vulnerable areas, and 
significant ignition sources. Fire history represented in this section relies on the Fire and Resource 
Assessment Program database, which summarizes fire perimeter data dating to the late 1800s but is 
incomplete because it only includes fires over 10 acres in size and does not have complete perimeter 
data, especially for the first half of the twentieth century (CAL FIRE 2025). 

There have been two recorded fires on the Project site, occurring in 1943 (188 acres) and 1947 
(351 acres). Five fires of unknown/unidentified activity, including the two on the Project site, are 
recorded in the urbanized area of the City, while larger and more frequent fires have occurred in the 
adjacent foothills of the San Gabriel Mountains, where vegetation provides ample fuel (CAL FIRE 2025).  

4.18.2 Regulatory Setting 

4.18.2.1 State Regulations 

California Building Code 

The CBC (CCR Title 24, Part 2) contains regulations that must be followed to satisfy minimum acceptable 
levels of safety for buildings and non-building structures. Chapter 7A focuses primarily on fire-resistive 
construction methods for exterior wildfire exposure for preventing ember penetration into buildings, 
which is a leading cause of structure loss from wildfires.  

California Department of Forestry and Fire Protection 

CAL FIRE protects the people of California from fires, responds to emergencies, and protects and 
enhances more than 31 million acres of California’s privately-owned wildlands. CAL FIRE’s firefighters, 
fire engines, and aircraft responded to 5,975 wildland fires in 2022, which burned approximately 75,221 
acres (CAL FIRE 2022). As part of the CAL FIRE team since 1995, the Office of the State Fire Marshal 
supports the CAL FIRE mission to protect life and property through fire prevention engineering 
programs, law, and code enforcement and education. 

California Fire Code 

The California Fire Code (CCR Title 24, Part 9) contains regulations consistent with nationally recognized 
accepted practices for safeguarding, to a reasonable degree, life and property from the hazards of the 
following: fire and explosion; hazardous conditions in the use or occupancy of buildings or premises; and 
dangerous conditions arising from the storage, handling, and use of hazardous materials and devices. It 
also contains provisions to assist emergency response personnel. The California Fire Code and the CBC 
use a hazard classification system to determine what protective measures are required to protect fire 
and life safety. These measures may include construction standards, separations from property lines, 
and specialized equipment.  
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California Public Resources Code 

Fire Hazard Severity Zones 

PRC Sections 4201 through 4204 apply to SRAs, and Government Code Sections 51175 to 51189 direct 
CAL FIRE to map areas of significant fire hazards based on fuels, terrain, weather, and other relevant 
factors. The Fire Hazard Severity Zones direct the application of various mitigation strategies to reduce 
the risk associated with wildland fires. Fire hazard designations are based on topography, vegetation, 
and weather, among other factors, with higher hazard category sites including steep terrain, 
unmaintained fuels/vegetation, and WUI locations. Projects situated in VHFHSZs require fire hazard 
analysis and application of fire protection measures that have been developed to specifically result in 
defensible communities in these WUI locations. 

California Strategic Fire Plan 

The California Strategic Fire Plan, developed and adopted in response to PRC Sections 4114 and 4130, is 
a cooperative effort between the State Board of Forestry and Fire Protection and CAL FIRE. By placing 
the emphasis on what needs to be done long before a fire starts, the California Strategic Fire Plan looks 
to reduce firefighting costs and property losses, increase firefighter safety, and contribute to ecosystem 
health. The Strategic Fire Plan has a vision for a natural environment that is more fire resilient, buildings 
and infrastructure that are more fire resistant, and a society that is more aware of and responsive to the 
benefits and threats of wildland fire—all achieved through local, state, federal, tribal, and private 
partnerships (CAL FIRE 2018). 

Subdivision Map Act  

In 2012, SB 1241 added Section 66474.02 to Title 7, Division 2, of the California Government Code, 
commonly known as the “Subdivision Map Act.” The statute prohibits subdivision of parcels within a 
designated VHFHSZ, or that are in an SRA, unless certain findings are made prior to approval of a 
proposed tentative map. The statute requires that a city or county planning commission make three 
new findings regarding fire hazard safety before approving a subdivision proposal. The three findings are 
(1) the design and location of the subdivision and its lots are consistent with defensible space 
regulations found in PRC Sections 4290 and 4291; (2) structural fire protection services would be 
available for the subdivision through a publicly funded entity; and (3) ingress and egress street standards 
for fire equipment are met per any applicable local ordinance and PRC Section 4290. 

State Fire Regulations 

Fire regulations for California are established in Section 13000 et seq. of the California H&SC and include 
regulations for structural standards (similar to those identified in the CBC); fire protection and public 
notification systems; fire protection devices, such as extinguishers and smoke alarms; standards for 
high-rise structures and childcare facilities; and fire suppression training. 
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4.18.2.2 Local Regulations 

Azusa General Plan 

Chapter 4, Economy and Community, of the Azusa General Plan (City 2004a), discusses fire protection 
and emergency medical services in the Public Services section. The Fire/Emergency Medical portion of 
this section provides fire-related goals and policies as follows: 

Goal 2. Ensure adequate protection from fire and medical emergencies for Azusa residents and property 
owners. 

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

Policy 2.8. Continue to work with the LACoFD to provide fire prevention, first aid, and lifesaving public 
education programs.  

City of Azusa Wildfire Mitigation Plan 

The City’s Wildfire Mitigation Plan was established in 2019 and identifies ignition sources and wildfire 
risks related to the City’s electric grid. The Wildfire Mitigation Plan identifies wildfire mitigation activities 
that shall be conducted by the City, such as undergrounding of facilities in fire threat areas, developing a 
vegetation management program, deploying non-explosion fuses, and providing noticing to customers 
(City 2023b).  

2018 Hazard Mitigation Plan 

The City’s LHMP was prepared to identify hazards that threaten the City, determine likely impacts, and 
set mitigation goals and strategies. The LHMP discusses historical instances and future vulnerabilities for 
dam failures, floods, earthquakes, drought, liquefaction, landslides, wildfires, and other severe weather 
events. Goals of the LHMP include: 

• Goal 1: Minimize risk and vulnerability of Azusa to natural hazards and protect lives, and prevent 
losses to property, public health, economy, and the environment. 

• Goal 2: Increase community education, awareness, and preparedness to hazards of concern and 
promote participation and action to reduce hazard-related losses. 

• Goal 3: Improve community’s capabilities to prevent/mitigate hazard-related losses and to be 
prepared for, respond to, and recover from a disaster event. 

Los Angeles County Fire Code 

The 2023 County Fire Code incorporates the 2022 Edition of the California Fire Code, CCR Part 9, 
Title 24, and the 2021 International Fire Code. The California Fire Code includes regulations requiring all 
new commercial or residential development to install sprinkler systems, the minimum required 
unobstructed street widths for fire apparatus access, and requirements that include a Fire Protection 
Plan for development in WUI areas. Refer to Section 4.13.2.2 for further discussion of the County Fire 
Code. 
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Azusa Municipal Code 

Chapter 30 of the Azusa Municipal Code adopts the 2017 County Fire Code which references the 2016 
CBC. The Azusa Municipal Code builds upon the County Fire Code and CBC by establishing the 
responsibilities of the LACoFD and regulations regarding fireworks. Although the City has most recently 
adopted the 2016 CBC, the Project was designed according to the 2022 CBC, as adopted in the 2023 
County Building Code, which is the most recent version of the state code available.  

4.18.3 Thresholds of Significance 

Thresholds used to evaluate the Project’s potential wildfire impacts are based on Appendix G of the 
CEQA Guidelines. A significant impact related to wildfire could occur if implementation of the proposed 
Project would occur within or near SRAs or lands classified as VHFHSZs and would: 

a) Substantially impair an adopted emergency response plan or emergency evacuation plan; 

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose 
Project occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a 
wildfire; 

c) Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks, 
emergency water sources, power lines, or other utilities) that may exacerbate fire risk or that 
may result in temporary or ongoing impacts to the environment; or 

d) Expose people or structures to significant risks, including downslope or downstream flooding or 
landslides, as a result of runoff, post-fire slope instability, or drainage changes. 

While the Project site is not within an SRA or VHFHSZ, it occurs adjacent to areas classified as VHFHSZs 
and is within the WUI. Therefore, each of the wildfire thresholds from Appendix G of the CEQA 
Guidelines are evaluated below for the Project.  

4.18.4 Methodology and Assumptions 

The evaluation of potential impacts associated with wildfire consisted of a review of secondary sources, 
including the City’s adopted VHFHSZ map. Potential impacts are evaluated based on adherence to 
applicable fire protection regulations as well as the potential for the Project to exacerbate potential 
wildfire risks or to expose Project occupants to risks related to wildfire. 

4.18.5 Impact Analysis 

4.18.5.1 Emergency Plans 

Would the Project substantially impair an adopted emergency response plan or emergency evacuation 
plan? 

Emergency response in the City, including the Project site, is guided by regional and local plans and 
policies, such as the Wildfire Mitigation Plan and LHMP, as described in the regulatory framework 
above. Such plans are focused on preparing local resources and training fire personnel to respond to 
emergencies. The proposed Project would include residential, recreational, and industrial uses, which 
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