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SECTION 1.0 
EXECUTIVE SUMMARY 

Pursuant to the California Environmental Quality Act (CEQA), the potential environmental effects 
of the proposed West Covina Development Code Update Project (Project) have been analyzed 
in an Initial Study/Negative Declaration (IS/ND) dated August 2023. The IS/ND was subject to a 
20-day public review period which began on August 28, 2023, and ended on September 17, 2023. 
The City distributed a Notice of Intent (NOI) to adopt a Negative Declaration (ND) along with the 
Initial Study (IS).  

Three comments were received during the public review period from the following entities. 

 Matthew Godman, representing BLVD Real Estate; 

 John Taniguchi; and 

 Los Angeles County Metropolitan Transportation Authority (Metro). 

These letters are provided in Section 2.0 below. None of the comments raised any issues related 
to the adequacy of the environmental analysis contained within the Draft IS/ND. 

CEQA Guidelines Section 15074(b) states that prior to approving a project, the lead agency must 
consider the proposed IS/ND together with any comments received during the public review 
process. Based on the evaluation in the IS/ND and the comments received, the City has 
determined that all potential impacts associated with the Project would be less than significant 
and that no mitigation is required.   



West Covina Development Code Update Project 
 

 
R:\Projects\KTG\3KTG010500\Environmental Documentation\Final IS-ND\West-Covina_Final-IS-ND-092923.docx 2
 Responses to Comments 

SECTION 2.0 
COMMENTS ON THE DRAFT IS/ND 

Comment Letter 1: 

 

From: 
Sent: 
To: 
Cc: 

matthew@blvdreic.com 
Friday, September 8, 2023 10:23 AM 
Development Code 

Subject: 
Jo-Anne Burns; 'Nick D'Argenzio'; 'Tom Chichester'; 'Greysen Holmes' 
West Covina Land Development - Mixed Use Zoning Suggestion 
West Covina Land Development _OM.pdf Attachments: 

CAUTION : This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especial ly from unknown senders. 

Hello, 

We would like to reach out with some major concerns and items we would like to have reviewed, attached is the site we 
are advising on . We are currently representing a development site near the BKK Landfill and Target/Home Depot 
Shopping Center. As we have a few meetings schedu led and a re working through the possibilities of the site. The site is 
zoned in the Mixed Use overlay, but the drive-thru retai l restrictions that have been discussed for 500 ft from other 
drive-thru's and CC&R restrictions for any non-commercial development is an issue that will keep the site undeveloped. 
With a few minor solutions we are suggesting: 

If a drive thru is with in 500 ft of another drive thru it wi ll be prohibited except if the drive thru is on 1 AC of land, 
or more, and not near a major Fwy described as 1-10 Fwy, then no restrictions wi ll be implemented but a traffic 
study report must be provided and approved by Planning and could adjust the number of approved drive thru's 
If a site is larger than 2AC and deemed Mixed Use with a portion slated for very low income or low income 
housing or senior housing, densities for the remaining site density can be as much as 50 units per AC 
Any site deemed mixed-use with res idential and commercial w ill have no drive-thru restrictions if residentia l has 
low income or very low income housing or senior housing being bui lt or exists on the site 

This wil l benefit the City of West Covina w ith the following : 

Implement traffic study review and approval check 
Restrict drive-thu's from being in saturated drive-thru areas 
Allow mixed use sites flexibil ity and feasibi lity to generate sales income but not over saturate site with drive­
thru's 
Provide low income, very low income or senior housing wh ich is much needed to provide State requ irement and 
growing baby boomer population into senior housing 
Sales tax revenue wi ll still be received by the City for the Highest and Best Use of retail/commercial 
development due to volume of sales compared to big box, sit down restaurants and other type retail strip 
centers 

D 
Matthew Godman 
Director 
CA 02080586 
FL SL3372733 
BLVD Real Estate 

[iili matthew@blvdreic.com 

[iijJ (562) 267-1118 

~ 130 Pine Ave ste 203 
Long Beach, CA 90802 

[Ga] blvdreic.com 
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e STARBUCKS' 

4 ACRE COMMERCIAL/ RESIDENTIAL/ MIXED-USE DEVELOPMENT SITE 

SOUTHERN CALIFORNIA- WEST COVINA LOS ANGELES COUNTY , CA 
B Ul D Real Estate 

Investment 
Co.--
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WEST COVINA DEVELOPMENT SITE 
S Azusa Avenue and Manila Way, West Covina 91792 

EXCLUSIVE LISTING AGENTS : 

Nick D' Argenzio, MRED 

Partner & Co-Founder 

nick@BLVDreic.com 

(818) 281 -7893 

License No 01 434304 

Tom Chichester 

Partner & Co-Founder 

lom@BLVDreic.com 

(714) 318-3955 

Matthew Godman 

Director 

matthew@blvdreic.com 

(772) 200-5554 

R.E. License No 01915137 R.E. License No 02080586 

Greysen Holmes 

Associate 

greysen@blvdreic.com 

(661) 713-0264 

License No 02103460 

B Ul D Real Estate 
Investment 
Co.---

130 Pine Avenue, Suite 203 
Long Beach, CA 90802 

www BLYPreic com 

The lnfOfmation contained herein has been carefully comp~ed from sources we consider reliable. and White oot guaranteed as lo completeness Of accuracy, we believe It to be correct as of this date. The proforma revenues and expenses set 
forth in this brochure do not constitute a represonla tion , warranty, Of guaraniy of any of the numbers set forth herein or of any economic value attributable to the property or income that m.iy be derived lherelrom. lndepeodent ~timates and 
proforma revenues and expenses should be developed before any decision is made on where lo invest m the property. 
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INVESTMENT SUMMARY 

THE OFFERING 

On behalf of Ownership, BLVD Real Estate Investment Co., is pleased to offer the rare opportunity to purchase an irreplaceable, infill 4.03 
Acre development site located in the heart of Los Angeles County in West Covina. Development options include potential mixed-use, 

residential, and commercial opportunities. See Land Use Summary and contact agents for more details on redevelopment options. The 

Subject Property, is centrally located within one of the busiest shopping centers in the San Gabriel Valley, The Subject Property is located 

adjacent to a busy Target. Home Depot, PetSmart, multiple grocery stores, etc. In addition the site benefits from its ideal location at Azusa 

Avenue (53,500 VPD) and Amar Road (28,569 VPD). Furthermore the property benefits from strong demographics within the immediate 

area with over 164,000 residents & 60,000 employees within a 3-mile radius, with an average household income above $107,000. 

The zoning allows for a variety of development opportunities including: retail, residential (20 du/acre), & mixed-use . There is the potential to 
demise the 4.03 acre site into a combination of separate parcels for commercial or residential development. Additionally, there is a drive­
through opportunity with an active LOI from a national fast food restaurant at $370,000 NOi on a ground lease on 60,000 square feet for 

land. 

PRICING 

Asking Price: BEST OFFER (CALL AGENTS TO DISCUSS) 

PROPERTY SPECIFICATIONS 

Address : 

APN (Parcel): 

Current Use: 

Traffic Counts: 

S Azusa Avenue & Manila Way 
West Covina , CA 91792 

8735-004-008 

Vacant Land 

Azusa Ave: 53,300 Vehicles Per Day (VPD) 

DEMOGRAPHICS 

Source Costar 2023 1 Mile 3 M iles S M iles 

Population 

Average HHI 

Day1ime Employees 

24,376 

$ l 03,570 

2,585 

164,322 

$107,647 

60,834 

425,521 

$104,592 

164,022 
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:j 

PROJECT OVERVIEW 

LAND USE SUMMARY 

Current Zoning: 

General Plan: 

Specific Plan : 

Land Area (Size): 

Allowed Uses: 

Height Limit: 

Lot Coverage: 

Density Bonus: 

Drive-Thru Uses•: 

Other: 

PCD-1 (located in Mixed-Use Overlay). City of West Covina is currently updating their Zoning ordinance to 
create a new designated Mixed-Use Zone for this property, estimated Planning Commission hearing to be 
October 2023. Allowed uses: commercial, residential, and mixed-use. 

Commercial (C) 

Yes , Mixed-Use Overlay 

4.03 Acres (175,568 SF) I potentially demisable 

Residential at 20 Units/Acre plus retail/commercial use. 

45' 

50% Maximum 

Up to 35% Unit Bonus (Section 26-678 of West Covina Municipal Code) 

Allowed on the northern portion of the site, queue and building must be 500' from Carls Jr. There is no required 
distance from Tierra Mia/drive-through across street. Temporary moratorium for drive-thru's expire February 2024. 

CCR require approvals for residential use, there may be an impetus for obtaining such approvals. No Industrial uses 
allowed. 

·There is an active LOI with a national fast food drive thru tenant for a ground lease at $370,000 NOi. Please ca ll Listing Agents for details. 
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AERIAL I FACING SOUTH 
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AERIAL· FACING NORTH 

8 STARBUCKS' 
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SALE COMPARABLES 

LAND SALES 

Address Sale Dale City Lot(AC) Price/AC Lot(SF) Price/SF Sale Price Proposed Use Distance from Site 

9637 Valley Blvd 612023 Rosemead 2.06 $3,956,311 89,734 $90.82 $8,150,000 Commercial 12miles 

21332 E Arrow Hwy 212023 Covina 0.70 SJ,782,143 30.492 $86.83 $2,647.500 Molli Family 9 miles 

11850 E Whittier Blvd 612021 Whittier 6.44 $3,815,217 280,526 $87.59 524,570.000 Commercial 11 miles 

1700 Business Center Dr 612020 Duarte 4.34 $5,399,654 189,050 $123.96 $23,434,500 Residential 10miles 

4371 E live Oak Ave 712020 Arcadia 3.58 $5,055,866 155,945 $116.07 $18,100,000 Commercial 12mites 

17 Las Tunas Dr 612019 Arcadia 5.00 $7,320,000 217,800 S168.04 S36,600,000 Residential 13ml!es 

Average $5,074,576 $116.50 

FAST FOOD SALES 

Address Sale Date City Tenant GLA (SF) Price/SF Cap Rate Sale Price 

1300 E Valley Blvd 10/5/2022 Alhambra Raising cane's 2,710 $3,050.43 3.75% $8,266,667 

20707 Avalori Blvd 6/26/2022 Carson Raising Cane's 2,950 $2,876.27 4.12% $8,485,000 

1542 S Azusa Ave 8118/2022 City of Industry Raising Cane's 3,030 S2.772.28 4.17% $8,400,000 

8900 Imperial Hwy 5/19/2022 Downey Chick FHA 4,061 S1 .779 .12 3.60% $7,225,000 

20501 Avalon Blvd 2/15/2022 Carson Chick Fil A 4,962 $1 ,995.16 3.54% S9,900,000 

13602 FrancisquitoAve 12/3/2021 Baldwin Park Raising Cane's 4,068 $1 ,161 .50 3.60% $4.725.000 

Average $2,272.46 3.80% $7,833,611 
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AREA OVERVIEW 

WEST COVINA / EASTERN SAN GABRIEL VALLEY - SUMMARY 

Eastern San Gabriel Valley (Eastern SGV) is a suburban submarket on the eastern edge of the county. Demand for retail space primarily depends on local residents, 

as there are few tourist attractions and office nodes relative to the rest of Los Angeles. The submarket is among the most ethnically diverse in the nation, and most 
residents in the area are of either Asian or Latino descent. Household income levels vary among the communities in the Eastern SGV, but are generally higher near 
the foothills to the north . 

The vacancy rate has been steady over the past 12 months, after rising through most of 2020 and the first half of 2021 . Demand has been strongest for neighborhood 

centers, whereas vacancies are growing at malls. Retail rents have followed suit, growing by 1.5% during the past 12 months and 4.5% during the previous 12 

months. 

Apart from a handful of transport-oriented developments, limited housing construction has led to slow population growth in much of the Eastern SGV. As a result , 
there has been a limited need for new retail stores. Net deliveries total -380,000 SF over the past five years, reflecting the amount of retail space that has been 

removed over the period. 

Shopping centers anchored by grocery stores, fitness centers, and auto dealerships often comprise the largest sales in the submarket and recent activity has held 

steady despite rising interest rates. 

VACANCY 

A collection of suburban cities and neighborhoods east of 1-605 and north of Orange County comprise the Eastern San Gabriel Valley (Eastern SGV). Three freeways 

heading west connect the submarket to downtown L.A, with work-hour commute times in the 60-to-90-minute range. A handful of transport-oriented housing 
developments have opened over the past ten years near rail and bus stops. Otherwise, limited housing development and slow population growth reduce the need 

for substantial growth in the local retail market. 

The vacancy rate has fallen to 5.1 % from 5.5% two years ago. Most leasing activity involves spaces measuring less than 1,200 SF. Restaurants and other food 

service places have been active in recent years. For example, Cafe Bakery signed a 10-year lease in February 2023 for 2,700 SF space in Hacienda Heights adjacent 
to 99 Ranch Market. Leases for spaces over 20,000 SF are less common, such as when Total Wine & More leased 30,000 SF at the San Dimas Marketplace in 

November 2021. 

Limited supply risk could serve the submarket well, as a mild recession is projected by Oxford Economics starting in 202304. The vacancy rate rises by about half a 

percentage point over the next five years in CoStar's Base Case scenario. 

.~VO 

t i11.110\ 
"',~,(. "'.~ ...... ~ 
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AREA OVERVIEW, CONTINUED 

RENT 

Rents in the Eastern San Gabriel Valley Submarket are slightly below the L.A. metro average. The submarket comprises many low-income neighborhoods, but also 

contains a large supply of big-box space relative to many other areas in the metro. 

Retailers in the submarket that lease single-tenant structures greater than 150,000 SF include Ikea, Target, JCPenney, Costco, Walmart, and Lowe's. Rents grew by 
1.5% during the past 12 months after a prolonged period of limited growth. Rents have increased by 2. 7% annually during the past five years, making the submarket 

a relative outperformer among L.A. submarkets. 

SALES 

Transaction activity has moderated in 2023 in the Eastern San Gabriel Valley Submarket. Sales volume totals $164 mill ion year-to-date, compared to $493 million in 

all of 2022. The submarket offers a variety of opportunities for investors across the risk spectrum. 

Among the largest trades recently is four buildings in the South Hills Plaza that were acquired by Property Ventures of Marin, Inc. for $35.9 million ($285/SF) in April 

2023. The bui ldings comprise of 126,200 SF and were fully leased, trading at a 6.15% cap rate. 

In March, INI Investment Group acquired 133,750-SF in Plaza West Covina previously occupied by Sears along with a 11,720-SF building for S12.25 million ($841 
SF). The Sears building provides a redevelopment opportunity in the outsized shopping mall that already has a large fitness tenant. 

Triple net leased properties also continue to command strong pricing. In June 2023, Ehrlich Investment Trust acquired a 14.400-SF building occupied by Walgreens 
in Glendora for $7.04 million ($490/SF). The triple-net leased property traded at a 5.3% cap rate and is leased through April 2038. 

Average modeled pricing and cap rates, at $320/SF and 5.6%, respectively, represent a discount to the Greater L.A. retail market. 

.~VO 

t i11.110\ 
"',~,(. "'.~ ...... ~ 
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B Ill D Real Estate 
Investment 
Co.---

www.BLVDreic.com 



West Covina Development Code Update Project 
 

 
R:\Projects\KTG\3KTG010500\Environmental Documentation\Final IS-ND\West-Covina_Final-IS-ND-092923.docx 13
 Responses to Comments 

Comment Letter 2: 

 

 

  

From: John Taniguchi <johnkatl@verizon.net> 
Sent: Thursday, September 7, 2023 4:18 PM 
To: Development Code <DevelopmentCode@westcovina.org> 
Subject: R-1 Zones 

CAUTION : This email originated from outside your organization . Exercise caution when opening attachments or clicking 
links, especial ly from unknown senders. 

I do not understand the many different R-1 zones such as R-1,6000 and R-1,7500. Have these different zones been 
defined or will they be defined later? The map included only includes one zone, R-1. 

Thanks, 

John Taniguchi 
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Comment Letter 3: 

 

Los Angeles County 
Metropolitan Transportation Authority 

Metro 

September 18, 2023 

Ms. Jo-Anne Burns 
City of West Covina 
1444 West Garvey Avenue South, 2nd Floor, Room 208 
West Covina, CA 91790 

Sent by Emai l: jburns@westcovina .org 

RE: West Covina Development Code Update 
Notice to Adopt a Negative Declaration 

Dear Ms. Burns : 

One Ga teway Plaza 
Los Angeles, CA 90012-2952 

213.922.2000 Tel 
metro .ntt 

Thank you for coordinating with the Los Angeles County Metropol itan Transportation 
Authority (Metro) regarding the West Covina Development Code Update (Project) located in 
the City of West Covina (City). Metro is committed to working with local municipal ities, 
developers, and other stakeholders across Los Angeles County on transit-supportive 
developments to grow ridership, reduce driving, and promote walkable neighborhoods. 
Transit Oriented Communities (TOCs) are places (such as corridors or neighborhoods) that, 
by their design, allow people to drive less and access trans it more. TOCs maxim ize equitable 
access to a multi -modal transit network as a key organizing principle of land use planning and 
holistic community development. 

Per Metro's area of statutory responsibi l ity pursuant to sections l 5082(b) and l 5086(a) of the 
Guidelines for Implementation of the Californ ia Environmental Quality Act (CEQA: Cal. Code 
of Regulations, Ti tle 14, Ch. 3) , the purpose of this letter is to provide the City with specific 
detai l on the scope and content of environmental information that shou ld be included in the 
Negative Declaration (ND) for the Project. In particular, th is letter outlines topics regarding 
the Project's potential impacts on the Metro-owned right-of-way (ROW) operated and 
maintained by the Southern Ca lifornia Regional Rail Authority (SCRRA) , wh ich should be 
analyzed in t he ND. Effects of a project on transit systems and infrastructure are within the 
scope of transportation impacts to be evaluated under CEQA. 1 

In addition to the specific comments outlined below, Metro is providing the City and 

Applicant with the Metro Adjacent Development Handbook (attached), which provides an 

1 See CEQA Guidelines section 15064.J{a) ; Governor's Office of Planning and Research Technical Advisory on Evaluating Transportation 
Impacts In CEQA, December 2018, p. 19. 

Pagel of 3 
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West Covina Development Code Update 
Notice of ND - Metro Comments 
September 18, 2023 

overview of common concerns for development adjacent to Metro right-of-way (ROW) and 

transit faci l ities, avai lable at https://www.metro.net/devreview. 

Project Description 

The Project includes an update to two sections of the City's Municipal Code, the Subdivision 
Code and the Zoning Code into one Development Code. These sections of the Municipal 
Code regulate how construction projects are processed and what requirements they must 
comply with. 

Recommendations for Project and ND Scope and Content 

Adjacency to Metro-owned Right-of.Way (ROW) and Facilities 
The City's boundaries include Metro-owned ROW operated and maintained by the Southern 
Cali fornia Regional Rai l Authority (SCRRA). The Metrolink San Bernardino Line is adjacent the 
northern boundary of the City. Metrolink trains may operate 24 hours a day, seven days a 
week, in the ROW adjacent to the Project. 

The Project shou ld analyze potentia l impacts on Metro and Metrol ink faci lities withi n the 
Project area and identify mitigation measures or project design features as appropriate. Metro 
recommends reviewing the Metro Adjacent Development Handbook (avai lable at 
https://www.metro.net/devreview) to identify issues and best practices for development 
standards arising from adjacency to Metro infrastructure. 

In add ition , Metro recommends that the Project include a policy or code provision 
encouraging appl icants to coordinate with Metro and SCRRA during City Planning and 
Bui lding review if the subject parcel is with in a 100-foot buffer of Metro infrastructure. Such 
projects shou ld also comply with the Metro Adjacent Development Handbook. 

Advisories to Applicants for Adjacent Development 

Applicants are encouraged to contact Metro Development Review and SCRRA/Metrolink staff 
early in the design process to plan for potential impacts. They should also be advised of the 
following: 

a. Occupationa l Safety and Health Adm inistration {OSHA) Requirements: 
Construction and/or excavation work in proximity to Metrolink ROW with 
potentia l to damage rai l tracks and related infrastructure may be subject to 
additional OSHA safety requirements. 

b. Technical Review: Metro and Metrolink charge for staff time spent on 
engineering review and construction monitoring. 

c. ROW Access: The Applicant should contact SCRRA for Right-of Entry 
requirements. Information can be found at www.metrolinktra ins.com. Other 
requirements may include permits for construction of bui ldings and any future 
repairs, painting, graffiti remova l, etc. , incl uding the use of overhead cranes or 

Page 2 of3 
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West Covina Development Code Update 
Notice of ND - Metro Comments 
September 18, 2023 

any other equipment that could potentially impact rai l road operations and 
safety. Frequent access for maintenance tasks such as graffiti remova l, will 
necessitate an active license agreement. This agreement wi ll include an annual 
license fee and other requirements that meet safety standards for access to a 
ROW with active rai l operations. 

d. Cost of Impacts: The Applicant wi ll be responsible for costs incurred by Metro 
and/or SCRRA due to Project construction/operation issues that cause delay or 
harm to Metrol ink service delivery or infrastructure. The Applicant wi ll also bear 
all costs for any noise mitigation required for the Project. 

If you have any questions regarding this letter, please contact me by phone at 213.418.3484, 
by emai l at DevReview@metro.net, or by mail at the following address: 

Sincerely, 

c~fr, 

Metro Development Review 
One Gateway Plaza 

MS 99-22-1 
Los Angeles, CA 90012-2952 

Sen ior Transportation Planner, Development Review Team 
Transit Oriented Communities 

cc: Shine Ling, Sr. Manager, Development Review Team 

Attachments and links: 
• Adjacent Development Handbook: https://www.metro.net/devreview 

Page 3 of 3 
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Metro and Regional Rail Map 
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Metro is currently undertaking the largest rail infrastructure expansion effort In the United States. A growing t ransit network presents new opportunities to catalyze 
land use investment and sha pe livable communities. 

b I Metro Adjacent Development Handbook 
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Purpose of Handbook 

The Metro Adjacent Development Handbook 
(Handbook) is intended to provide information and guide 
coordination for projects adjacent to, below, or above 
Metro transit facilities (e.g. right-of-way, stations, bus 
stops) and services. 

Overarching Goal 
By prov iding information and encou raging early 
coordination, Metro seeks to reduce potential conflicts 
with transit services and facil ities, and identify potential 
synergies to expand mobility and improve access to 
transit . 

Intended Audience 
The Handbook is a resource for multiple stakeholder 
groups engaged in the development process, includ ing: 

Local jurisdictions who review, entitle, and permit 
development projects, 
Developers, 
Property owners, 
Architects, engineers, and other technica l 
consultants, 
Builders/contractors, 
Utility companies, and 
other Third Parties. 

Handbook Content 
The Handbook incl udes: 

Introduction of Metro's Development Review 
coordination process, common concerns, and typica l 
stages of review. 
Information on best practices during three key 
coordination phases to avoid potentia l conflicts or 
create compatibility with the Metro transit system: 

Planning & Conceptual Design, 
Engineering & Technical Review, and 
Construction Safety & Monitoring. 

Glossary with defini tions for key terms used 
throughout the Hand book. 

RULE OF THUMB: 100 FEET 

Metro's Development Review process applies to 
projects that are within 100 feet of Metro transit 
facilities. 

While the Handbook summarizes key concerns and 
best practices for adjacency conditions, it does 
not replace Metro's technical requirements and 
standards. 

Prior to receiving approval for any construction 
activities adjacent to, above, or below Metro 
facilities, Third Parties must comply with the Metro 
Adjacent Construction Design Manual, available on 
Metro's website. 

Contact Us 
For questions, contact the Development Review Team : 
• Email: devreview@metro.net 
• Phone: 213.418.3484 
• On line In-take Form: https://jpropublic.metro.net/ 

in-take-form 

Additional Information & Resources 
• Metro Development & Construction Coordination 

website: 
https://www.metro.net/devreview 

• Metro GIS/KML ROW Files: 
https://developer.metro.net/portfolio-item/metro­
right-of-way-gis-data 

• Metrolink Standards and Procedures: 
https://www.metrolinktrains.com/about/agency/ 
engineering--construction 

Metro will continue to revise the Handbook, as needed, 
to reflect updates to best practices in safety, operations, 
and transit-supportive development. 

Metro Adjacent Development Handbook I 1 
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Who is Metro? 

The Los Angeles County Metropolitan Transportation Authority (Metro) plans, funds, builds, and operates 
rail, bus, and other mobi lity services (e.g. bikeshare, microtransit) throughout Los Angeles County (LA 
County). On average, Metro moves 1.3 million people each day on buses and tra ins. With funding from the 
passage of Measure R (2008) and Measure M (2016), the Metro system is expand ing. Over the next 40 years, 
Metro will build over 60 new stations and over 100 miles of transit right-of-way (ROW). New and expanded 
transit lines will improve mobi lity across LA County, connecting riders to more destinations and expanding 
opportunities for development that supports transit r idersh ip. Metro facilities include: 

Metro Rail : Metro operates heavy rail (HRT) and light rai l (LRT) transit lines in 
underground tunnels, along streets, off-street in dedicated ROW, and above 
street level on elevated structures. Heavy rail trains are powered by a "third 
rail" along the tracks. Light rail vehicles are powered by overhead catenary 
systems (OCS). To support rail operations, Metro owns and maintains traction 
power substations (TPSS), maintenance yards, and other infrastructure. 

Metrolink/Regional Rail: Metro owns a majority of the ROW within LA County 
on which the Southern California Regional Rail Authority (SCRRA) operates 
Metrolink service. Metrolink is a commuter rail system with seven lines that 
span 388 mi les across five counties, including: Los Angeles, Orange, Riverside, 
San Bernardino, Ventura, and North San Diego. As a SCRRA member agency and 
property owner, Metro reviews development activity adjacent to Metro-owned 
ROW on which Metrolink operates, and coordinates with Metrolink on any 
comments or concerns. Metrolink has its own set of standards and processes, 
see link on page 1. 

Metro Bus Rapid Transit (BRT): Metro operates accelerated bus transit, which 
acts as a hybrid between rail and traditional bus service. Metro BRT may 
operate in a dedicated travel lane within a street or freeway, or off-street along 
dedicated ROW. Metro BRT stations may be located on sidewalks with in the 
public right-of-way, along a median in the center of streets, or off-street on 
Metro-owned property. 

Metro Bus: Metro operates 170 bus lines across more than 1,400 square 
miles in LA County. The fleet serves over 15,000 bus stops with approximately 
2,000 buses. Metro operates " Local" and "Rapid" bus service within the street, 
typically alongside vehicular traffic, though occasionally in "bus-only" lanes. 
Metro bus stops are typically located on sidewalks within the public right-of­
way, which is owned and maintained by loca l jurisdictions. Metro's NextGen Bus 
Plan re-envisions bus service across LA County to make service improvements 
that better serve riders. 

2 I Metro Adjacent Development Handbook 
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Why is Metro interested in adjacent development? 

Metro Supports Transit Oriented Communities: Metro is redefining the role of the transit agency by 
expanding mobility options, promoting sustainable urban design, and helping transform communities 
throughout LA County. Metro seeks to partner w ith local, state, and federal jurisdictions, developers, 
property owners and other stakeholders across LA County on transit-supportive planning and developments 
to grow ridership, reduce driving, and promote walkable neighborhoods. Transit Oriented Communities 
(TOCs) are places (such as corridors or neighborhoods) that, by their design, allow people to drive less and 
access transit more. TOCs maximize equitable access to a multi-modal transit network as a key organizing 
principle of land use planning and holistic community development. 

Adjacent Development Leads to Transit Oriented Communities: Metro supports private development 
adjacent to transit as this presents a mutually beneficial opportunity to enrich the built environment and 
expand mobility options. By connecting communities, destinations, and amenities through improved access 
to public t ransit , adjacent developments have the potential to: 

reduce auto dependency, 
reduce greenhouse gas emissions, 
promote walkable and bikeable communities that accommodate more healthy and active lifestyles, 

• improve access to jobs and economic opportunities, and 
create more opportunities for mobil ity- highly desirable features in an increasingly urbanized 
environment. 

Opportunity: Acknowledging an unprecedented opportunity to influence how the built environment 
develops along and around transit and its facilities, Metro has created th is document. The Handbook 
helps ensure compatib il ity between private development and Metro's transit infrastructure to minimize 
operational, safety, and maintenance issues. It serves as a crucial first step to encourage early and active 
collaboration with local stakeholders and identify potential partnerships that leverage Metro initiatives and 
support TOCs across LA County. 
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Metro Purview for Review & Coordination 

Metro is interested in reviewing development, construction, and utility projects within 100 feet of Metro 
transit facilities, real estate assets, and ROW - as measured from the edge of the ROW outward - both 
to ensure the structural safety of existing or planned transit infrastructure and to maximize integration 
opportunities with adjacent development. The Handbook seeks to: 

Improve communication and coordination between developers, jurisdictions, and Metro. 
Identify common concerns associated with developments adjacent to Metro ROW. 
Highlight Metro operational needs and requirements to ensure safe, continuous service. 
Prevent potential impacts to Metro transit service or infrastructure. 
Maintain access to Metro faci lities for riders and operational staff. 
Avoid preventable conflicts resu lting in increased development costs, construction delays, and safety 
impacts. 
Streamline the review process to be transparent, clear, and efficient. 
Assist in the creation of overall marketable and desirab le developments. 

Key Audiences for Handbook 
The Handbook is intended to be used by: 

Local jurisdictions who review, entitle, and permit development projects and/or develop policies related 
to land use, development standards, and mobi lity, 
Developers, property owners, 
Architects, engineers, design consultants, 
Builders/contractors, 
Entit lement consultants, 
Environmental consultants, 
Utility companies, and 
other Third Parties. 

Metro Assets & Common Concerns for Adjacent Development 
The table on the facing page outlines common concerns for development projects and/or construction 
activities adjacent to Metro transit facilities and assets. These concerns are discussed in greater detail in the 
following chapters of the Handbook. 
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~ 
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METRO ASSETS 

UNDERGROUND ROW 

Transit operates below ground in 
tunnels. 

AERIAL ROW 

Transit operates on elevated 
guideway, typically supported by 
columns. 

AT-GRADE ROW 

Transit operates in dedicated 
ROW at street level; in some 
cases tracks are separated from 
adjacent property by fence or 
wall. 

BUS STOPS 

Metro operates bus service on 
city streets. Bus stops are located 
on public sidewa lks. 

NON-REVENUE/OPERATIONAL 
Metro owns and maintains 
property to support operations 
(e.g. bus and rail maintenance 
facilities, transit plazas, traction 
power substations, park-and-ride 
parki ng lots). 

COMMON ADJACENCY CONCERNS 

Excavation near tunnels and infrastructure 
• Clearance from support structures (e.g. tiebacks, 

shoring, etc) 
• Coordination with util ities 
• Clearance from ve nti lation shafts, surface 

penetrations (e.g. emergency exits} 
• Surcharge loading of adjacent construction 

Explosions 
Noise and vibration/ground movement 

• Storm water drainage 

• Excavation near columns and support structures 
• Column foundations 
• Clearance from OCS 
• Overhead protection and crane swings 
• Setbacks from property line for maintenance activities 

to occur without entering ROW 
• Coordination with util ities 

Noise reduction (e.g. double-paned windows) 

Pedestrian and bicycle movements and safety 
• Operator site distance/cone of visibility 
• Clearance from OCS 
• Crane swings and overhead protection 
• Trackbed stability 
• Storm water drainage 

Noise/vibration 
Driveways near rail crossings 

• Setbacks from property line for maintenance 
activities to occur without entering ROW 
Utility coordination 

• Lane closures and re-routing service during 
construction 

• Tern pora ry relocation of bus stops 
Impacts to access to bus stops 

• Excavation and clearance from support structures 
(e .g. tiebacks, shoring, etc} 

• Ground movement 
• Drainage 
• Utility coordination 
• Access to property 
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Typical Stages of Metro Review and Coordination 

Early coordination helps avoid conflicts between construction activities and transit operations and maximizes 
opportunities to identify synergies between the development project and Metro transit services that are 
mutually beneficial. 

Early Planning/ 
Conceptual Design 

Real Estate 
Agreements* 
& Permits 

Construction 
Safety & 
Monitoring* 

* Phases above may include fees for permits and reimbursement of Metro staff time for review and 
coordination . 

Coordination Goal: Metro encourages developers to consu lt with the Development Review Team early in 
the design process to ensure compatibi lity with transit infrastructure and minimize operational, safety, and 
maintenance issues with adjacent development. The Development Review team will serve as a case manager 
to developers and other Third Parties to facilitate the review of plans and construction documents across key 
Metro departments. 

Level of Review: Not all adjacent proiects will require significant review and coordination with Metro. The 
level of review depends on the Project's proximity to Metro. adjacency conditions. and the potential to impact 
Metro facilities and/or services. For example, development projects that are excavating near Metro ROW or 
using cranes near transit faci lities require a greater level of review and coordination. Where technical review 
and construction monitoring is needed, Metro charges fees for staff time, as indicated by asterisk in the above 
diagram. 

Permit Clearance: Within the City of Los Angeles, Metro reviews and clears Building & Safety permits for 
projects within 100 feet of Metro ROW, pursuant to Zoning Information 1117. To ensure timely clea rance of 
these permits, Metro encourages early coordination as noted above. 

To begin consultation, submit project information via an onl ine In-Take Form. found on Metro's website. Metro 
staff will review project information and drawings to screen the project for any potential impacts to transit 
facilities or services, and determine if require further review and coordination is required . The sample sections 
on the facing page il lustrate adjacency condition information that helps Metro complete project screening. 

Contact: 
Metro Development Review Team 
Website: https://www.metro.net/devreview 
Onl ine In-take Form : https://jpropublic.metro.net/in-take-form 
Email: devreview@metro.net 
Phone: 213.418.3484 
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Sample Section: Adjacency Conditions 

'i. 
! BUILDING ~ r,:::::::::::::: 
i 

--k 

A. Distance from property line to nearest 
permanent structure (e.g. building facade, 
balconies, terraces). Refer to Section 1.3 
Building Setback of Handbook. 

', A 
~ B. Distance from property line to nearest 

temporary construction structures (e.g. 
scaffolding). 

AT-GRADE CONDITION 

BUILDIN"G 
~ 

~ 

,------------------=====i:rlk== ~ 

TIEBAC~ 

~ 

E 

F 

G 

BELOW-GRADE CONDITION 

C. Distance from property line to nearest 
Metro facility. 

D. Clearance from nearest temporary 
and/or permanent structure to overhead 
catenary system (OCS) . Refer to Section 
1.4, OCS Clearance of Handbook. 

E. Vertical distance from top of Metro tunnel 
to closest temporary and/or permanent 
structure (e.g. tiebacks, foundation). Refer 
to Section 2.2, Proximity to Tunnels & 
Underground Infrastructure of Handbook. 

F. Horizontal distance from exterior tunnel 
wall to nearest structure. 

G. Horizonta l distance from Metro track 
centerline to nearest structure. 
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Best Practices for Developer Coordination 

Metro encourages developers of projects adjacent to Metro ROW and/or Real Estate Assets to take the 
following steps to facilitate Metro project review and approval: 

1. Review Metro resources and policies: The Metro Development & Construction Coordination website 
and Handbook provide important information for those interested in constructing on, adjacent, over, 
or under Metro ROW, non-revenue property, or transit facilities. Developers and other Third Parties 
should fami liarize themselves with these resources and keep in mind common adjacency concerns when 
planning a project. 

2. Contact Metro early during design process: Metro welcomes the opportunity to provide feedback early 
in project design, allowing for detection and resolution of important adjacency issues, identification 
of urban design and system integration opportunities, and faci litation of permit approval. Metro 
encourages project submittal through the online In-Take Form to begin consultation . 

3. Maintain communication: Frequent communication with Metro during project design and construction 
will reinforce relationships and allow for timely project completion. Contact us at devreview@metro.net 
or at 213.418.3484. 

8 I Metro Adjacent Development Handbook 
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Best Practices for Local Jurisdiction Notification 

To improve communication between Metro and the development community, Metro suggests that local 
jurisdictions take the following steps to notify property owners of coordination needs for properties adjacent 
to Metro ROW by: 

Updating GIS and parcel data: Integrate Metro ROW files into the City/County GIS and/or Google 
Earth Fi les for key departments (e.g. Planning, Public Works, Building & Safety) to notify staff of Metro 
adjacency and need for coordination during development approval process.Download Metro's ROW files 
here. 

Flag Parcels: Create an overlay zone as part of local Specific Plan(s) and/or Zoning Ordinance(s) to tag 
parcels that are with in 100 feet Metro ROW and require coordination with Metro early during the 
development process [e.g. City of Los Angeles Zone Information and Map Access System (Zl-1117)]. 

Provide Resources: Direct all property owners and developers interested in parcels within 100 feet of 
Metro ROW to Metro's resources (e.g. website, Handbook). 

Metro Adjacent Development Handbook I 9 
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1.1 Supporting Transit Oriented Communities 

Transit-oriented communities (TOCs) are places that, by their design, 
make it more convenient to take transit, walk, bike or rol l than to 
drive. By working close ly with the development community and local 
jurisdictions, Metro seeks to ensure safe construction near Metro 
facilities and improve compatibility with adjacent development to 
increase transit ridership. 

RECOMMENDATION: Consider site planning and building design 
strategies to that support transit ridership, such as: 

Leveraging planning pol icies and development incentives to design 
a more compelling project that capitalizes on transit adjacency 
and economy of scales. 
Programming a mix of uses to create live ly, vibrant places that are 
active day and night. 
Uti lizing Metro policies and programs that support a healthy, 
sustainable, and welcoming environment around transit service 
and facilities. 
Prioritizing pedestrian-scaled elements to create spaces that are 
comfortable, safe, and enjoyable. 
Activating ground floor with retail and outdoor seating/activities 
to bring life to the public environment. 
Reducing and screening parking to focus on pedestrian activity. 
Incorporating environmental design elements that help reduce 
crime (e.g. windows and doors that face public spaces, lighting). 

12 I Metro Adjacent Development Handbook 
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1.2 Enhancing Access to Transit 

Metro seeks to create a comprehensive, integrated transportation 
network and supports infrastructure and design that a I lows safe 
and convenient access to its mu lti-modal services. Projects in close 
proximity to Metro's services and faci lities present an opportunity to 
enhance the public realm and connections to/from these services for 
transit riders as well as users of the developments. 

RECOMMENDATION: Design projects with transit access in mind. 
Project teams shou ld capitalize on the opportunity to improve the 
bui lt environment and enhance the public rea lm for pedestrians, 
bicyclists, persons with disabilities, seniors, children, and users of 
green modes. Metro recommends that projects: 

Orient major entrances to transit service, making access and travel 
safe, intuitive, and convenient. 
Plan for a continuous canopy of shade trees along all public 
right-of-way frontages to improve pedestrian comfort to transit 
facilities. 
Add pedestrian lighting along paths to transit faci lities and nearby 
destinations. 
Integrate wayftnding and signage into project design. 
Enhance nearby crosswalks and ramps. 
Ensure new wa lkways and sidewalks are clear of any obstructions, 
including utilities, traffic contro l devices, trees, and furniture. 
Design for seamless, multi-modal pedestrian connections, making 
access easy, direct, and comfortable. 

The City of Santa Monica leveraged investments 
in rail transit and reconfigured Colorado Avenue 
to form o multi-modal first/last mile gateway ta 
the waterfront from the Downtown Santa Monica 
Station. Photo by PWP Landscape Architecture 
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1.3 Building Setback 

Buildings and structures with a zero lot setback that closely abut 
Metro ROW can pose concerns to Metro during construction. 
Encroachment onto Metro property to construct or maintain buildings 
is strongly discouraged as this presents safety hazards and may disrupt 
transit service and/or damage Metro infrastructure. 

RECOMMENDATION: Include a minimum setback of five (5) feet from 
the property line to building facade to accommodate the construction 
and maintenance of structures without the need to encroach upon 
Metro property. As loca l jurisdictions also have building setback 
requirements, new developments should comply with the greater of 
the two requirements. 

Entry into the ROW by parties other than Metro and its affiliated 
partners requires written approval. Should construction or 
maintenance of a development necessitate temporary or ongoing 
access to Metro ROW, a Metro Right of Entry Permit must be 
requested and obtained from Metro Real Estate for every instance 
access is required. Permission to enter the ROW is granted solely at 
Metro's discretion. 

Coordination between property owners of fences, walls, and other 
barriers along property line is recommended. See Section 1.5. 

Refer to Section 3.2 - Track Access and Safety for additiona I 
information pertaining to ROW access in preparation for construction 
activities. 

14 I Metro Adjacent Development Handbook 
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Adjacent 
Building 

Min. Setback 

A minimum setback of five /5) feet between on 
adjacent structure and Metro ROW is strongly 
encouraged to allow project construction and 
ongoing maintenance without encroaching on 
Metro property. 
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1.4 Overhead Catenary System (OCS) Clearance 

Landscaping and tree canopies can grow into the OCS above light rail 
lines, creating electrical safety hazards as well as visual and physical 
impediments for trains. Building appurtenances facing rail ROW, such 
as balconies, may also pose safety concerns to Metro operations as 
objects could fall onto the OCS. 

RECOMMENDATION: Design project elements facing the ROW to avoid 
potential conflicts with Metro transit vehicles and infrastructure. Metro 
recommends that projects : 

Plan for landscape maintenance from private property and prevent 
growth into Metro ROW. Property owners will not be permitted to 
access Metro property to maintain private development. 
Design buildings such that balconies do not provide building users 
direct access to Metro ROW. 
Maintain building appurtenances and landscaping at a minimum 
distance of ten (10) feet from the OCS and support structures. 
If Transmission Power (TP) feeder cable is present, twenty (20) 
feet from the OCS and support structures is required . Different 
standards will apply for Metro Trolley Wires, Feeder Cables (wires) 
and Span Wires. 
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Adjacent structures and landscaping should be 
sited and maintained to avoid conflicts with the 
rail OCS. 

Scaffolding and construction equipment should be 
staged to avoid conflicts with the rail OCS. 
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1.5 Underground Station Portal Clearance 

Metro encourages transit-oriented development. Where development 
is planned above station entrances, close coordination is needed 
for structural safety as well as access for patrons, operations, and 
maintenance. Below are key design rules of thumb for development 
planned to cantilever over an entrance to an underground Metro Rail 
station. 

RECOMMENDATION: 

1. Preserve 25 feet clearance at minimum from plaza grade and the 
building structure above. 

2. Preserve 10 feet clearance at minimum between portal roof and 
building structure above. 

3. Coordinate structural support system and touchdown points to 
ensure a safe transfer of the building loads above the station 
portal. 

4. Coordinate placement of structural columns and amenities (e.g. 
signage, lighting, furnishings) at plaza level to facilitate direct and 
safe connections for people of all mobile abilities to and from 
station entrance(s) . 

5. Develop a maintenance plan for the plaza in coordination with 
Metro. 

16 I Metro Adjacent Development Handbook 
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Metro Engineering. 
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1.6 Shared Barrier Construction & Maintenance 

In areas where Metro ROW abuts private property, barrier 
construction and maintenance responsibilities can be a point 
of contention with property owners. When double barriers are 
constructed, the gap created between the Metro-constructed fence 
and a private property owner's fence can accumulate trash and make 
regular maintenance challenging without accessing the other party's 
property. 

RECOMMENDATION: Coordinate with Metro Real Estate to create 
a single barrier condition along the ROW property line. With an 
understanding that existing conditions along ROW boundaries vary 
throughout LA County, Metro recommends the following, in order of 
preference: 

Enhance existing Metro barrier: if structural capacity allows, 
private property owners and developers should consider physically 
affixing improvements onto and building upon Metro's existing 
barrier. Metro is amenable to barrier enhancements such as 
increasing barrier height and allowing private property owners to 
apply architectural finishes to their side of Metro's barrier. 

Replace existing barrier(s): if conditions are not desirable, remove 
and replace any existing barrier(s), including Metro's, with a new 
single "shared" barrier built on the property line. 

Metro is amenable to sharing costs for certa in improvements that 
allow for clarity in responsibilities and adequate ongoing maintenance 
from adjacent property owners without entering Metro's property. 
Metro Real Estate should be contacted with case-specific questions 
and will need to approve shared barrier design, shared financing, and 
construction. 

MetroB""\ 

Adjacent 
Building 

Double barrier conditions allow trash 
accumulation and create maintenance challenges 
for Metro ond adjacent property owners. 

Adjacent 
Building 

'-shared Barrier 

Metro prefers o single barrier condition along its 
ROW property line. 
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1.7 Project Orientation & Noise Mitigation 

Metro may operate in and out of revenue service 24 hours per day, 
every day of the year, which can create noise and vibration (i .e. horns, 
power washing) . Transit service and maintenance schedules cannot 
be altered to avoid noise for adjacent developments. However, noise 
and vibration impacts can be reduced through building design and 
orientation. 

RECOMMENDATION: Use building orientation, programming, and 
design techniques to reduce noise and vibration for buildings along 
Metro ROW: 

Locate secondary or "back of house" rooms (e.g. bathrooms, 
stairways, laundry rooms) along ROW, rather than primary living 
spaces that are noise sensitive (e.g. bedrooms and family rooms). 
Use upper level setbacks and locate living spaces away from ROW. 
Enclose balconies. 

• Install double-pane windows. 
Include language disclosing potential for noise, vibration, and 
other impacts due to transit proximity in terms and conditions 
for bui lding lease or sale agreements to protect building owners/ 
se llers from tenant/buyer complaints. 

Developers are responsible for any noise mitigation required, which 
may include engineering designs for mitigation recommended by 
Metro or otherwise required by local municipalities. A recorded Noise 
Easement Deed in favor of Metro may be required for projects within 
100 feet of Metro ROW to ensure notification to tenants and owners 
of any proximity issues. 
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1.8 At-Grade Rail Crossings 

New development is likely to increase pedestrian activity at rail 
crossings. Safety enhancements may be needed to upgrade existing 
rail crossings to better protect pedestrians. 

RECOMMENDATION: Coordinate with Metro, the California Public 
Utilities Commission (CPUC), and any other transit operators using 
the crossing (e.g. Metrolink) to determine if safety enhancements are 
needed for nearby rail crossings. 

While Metro owns and operates the rail ROW, the CPUC regulates 
all rai l crossings. Contact the CPUC ea rly in the design process to 
determine if they will require any upgrades to existing rail crossings. 
The CPUC may request to review development plans and hold a site 
visit to understand future pedestrian activity. Metro's Corporate Safety 
Department can support the developer in coordination with the CPUC. 

Gates and pedestrian arms are common types of 
safety elements for pedestrians at rail crossings. 

Safety elements of a gate and pedestrian arms have 
been constructed at the Monrovia Station. 
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1.9 Sight-Lines at Crossings 

Developments adjacent to Metro ROW can present visual barriers 
to transit operators approaching vehicular and pedestrian crossings. 
Buildings and structu res in close proximity to transit corridors can 
reduce sight-lines and create blind corners where operators cannot 
see pedestrians. This requires operations to reduce t rain speeds, 
which decreases efficiency of t ra nsit service. 

RECOMMENDATION: Design buildings to maximize transit service 
sight-lines at crossings, leaving a clear cone of visibility to oncoming 
vehicles and pedestrians. 

Metro Rail Operations will review, provide guidance, and determine 
the extent of operator visibility for safe operations. If the building 
envelope overlaps with the visibility cone near pedestria n and 
vehicular crossings, a building setback may be necessary to ensu re 
safe transit service. The cone of visibility at cross ings and required 
setback will be determined based on vehicle approach speed. 
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1.10 Driveway/ Access Management 

Driveways adjacent to on-street bus stops can create conflict for 
pedestrians walk ing to/from or waiting for transit. Additionally, 
driveways accessing parking lots and loading zones at project sites 
near Metro Rail and BRT crossings can create queuing issues along city 
streets and put vehicles in close proximity to fast moving trains and 
buses, which pose safety concerns. 

RECOMMENDATION: Site driveways and other vehicular entrances to 
avoid conflicts with pedestrians, bicycles, and transit vehicles by: 

Placing driveways along side streets and alleys, away from on­
street bus stops and transit crossings to minimize safety conflicts 
between active ROW, transit veh icles, and people, as well as 
queuing on streets. 
Locating vehicular driveways away from transit crossings or areas 
that are likely to be used as waiting areas for transit services. 
Placing loading docks away from sidewalks where transit bus stop 
activity is/will be present. 
Consolidating vehicular entrances and reduce width of driveways. 
Using speed tables to slow entering/exiting automobiles near 
pedestrians. 
Separating pedestrian walkways to minimize conflict with vehicles. 
Encouraging safe non-motorized trave l. 

Driveways in close proximity to each other 
compromise safety for those walking to/from 
transit and increase the potential for vehicle­
pedestrian conflicts. 
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1.11 Bus Stop & Zones Design 

Metro Bus serves over 15,000 bus stops throughout the diverse 
landscape that is LA County. Typically located on sidewalks within 
public right-of-way owned and maintained by local jurisdictions, 
existing bus stop conditions vary from well-lit and sheltered spaces to 
uncomfortable and unwelcoming zones. Metro is interested in working 
with developers and local jurisdictions to create a vibrant public realm 
around new developments by strengthening multi-modal access to/ 
from Metro t ransit stops and enhancing the pedestrian experience. 

RECOMMENDATION; When designing around existing or proposed 
bus stops: 

• Review Metro's Transit Service Policy, which provides standards 
for design and operation of bus stops and zones for near-side, far­
side, and mid-block stops. 
Review Metro's Transfers Design Guide fo r more information at 
https://www.metro.net/projects/station-design-projects/ 
Accommodate 5' x 8' landing pads at bus doors (front and back 
door, which are typically 23 to 25 feet apart). 
Locate streetscape elements (e.g. tree planters, street lamps, 
benches, shelters, trash receptacles and newspaper stands) 
outside of bus door zones to protect transit access and ensure a 
clear path of travel. 
Install a concrete bus pad within each bus stop zone to avoid 
street asphalt damage. 
Replace stand-alone bus stop signs with bus shelters that include 
benches and adequate lighting. 
Design wide sidewalks {15' preferred) that accommodate bus 
landing pads as well as street furn iture, landscape, and user travel 
space. 
Consider tree species, height, and canopy shape (higher than 14' 
preferred) to avoid vehicle conflicts at bus stops. Trees should 
be set back from the curb and adequately maintained to prevent 
visual and physical impediments for buses when trees reach 
maturity. Avoid planting of t rees that have an invasive and shallow 
root system. 
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2.1 Excavation Support System Design 

Excavation near Metro ROW has the potential to disturb adjoining 
soils and jeopardize support of existing Metro infrastructure. Any 
excavation which occurs within the geotechnica l foul zone relative 
to Metro infrastructure is subject to Metro review and approval and 
meet Cal/OSHA requirements. This foul zone or geotechnical zone of 
influence shall be defined as the area below a track-way as measured 
from a 45-degree angle from the edge of the ra ii track ballast. 
Construction within this vulnerable area poses a potential risk to 
Metro service and requires additional Metro Engineering review. 

RECOMMENDATION: Coordinate with Metro Engineering staff for 
review and approval of the excavation support system drawings and 
calculations prior to the start of excavation or construction. Tiebacks 
encroaching into Metro ROW may require a tieback easement or 
license, at Metro's discretion. 

Any excavation/shoring within Metrolink operated and maintained 
ROW will require compliance with SCRRA Engineering standards and 
guidel ines. 

See page 7 for a sample section showing Metro adjacent conditions. 
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2.2 Proximity to Tunnels & Underground 
Infrastructure 

Construction adjacent to, over, or below underground Metro facilities 
(tunnels, stations and appendages) is of great concern and should be 
coordinated closely with Metro Engineering. 

RECOMMENDATION: Coordinate with Metro early in the design 
process when proposing to build near underground Metro 
infrastructure. Metro typically seeks to maintain a minimum eight 
(8) foot clearance from existing Metro facilities to new construction 
(shoring or tiebacks) . It will be incumbent upon the developer to 
demonstrate, to Metro's satisfaction, that both the temporary support 
of construction and the permanent works do not adversely affect the 
structural integrity, safety, or continued efficient operation of Metro 
facilities. 

Dependent on the nature of the adjacent construction, Metro will 
need to review the geotechnical report, structural foundation plans, 
sections, shoring plan sections and calculations. 

Metro may require monitoring where such work will either increase 
or decrease the existing overburden (i.e. weight) to which the tunnels 
or faci lities are subjected. When required, the monitoring will serve 
as an early indication of excessive structural stra in or movement. See 
Section 3.4, Excavation Drilling/Monitoring for additional information 
regarding mon itoring requirements. 

See page 7 for a sample section showing Metro adjacent conditions. 
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Adjacent praject structures in close praximity to 
underground Metro infrastructure will require 
additional review by Metro. 
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2.3 Protection from Explosion/Blast 

Metro is obligated to ensure the safety of public transit infrastructure 
from potential explosive sources which cou ld originate from adjacent 
underground structures or from at-grade locations, situated below 
elevated guideways or near stations. Blast protection setbacks or 
mitigation may be required for large projects constructed near critical 
Metro fac ilities. 

RECOMMENDATION: Avoid locating underground parking or 
basement structures within twenty (20) feet from an existing Metro 
tunnel or facility (exterior face of wall to exterior face of wall) . 
Adjacent developments within this 20-foot envelope may be required 
to submit a Threat Assessment and Blast/Explosion Study for Metro 
review and approval. 
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3.1 Pre-Construction Coordination 

Metro is concerned with impacts to service requiring rail single line 
tracking, line closures, speed restrictions, and bus bridging occurring 
as a result of adjacent project construction . Projects that will require 
work over, under, adjacent, or on Metro property or ROW and 
include operation of machinery, scaffolding, or any other potentially 
hazardous work are subject to evaluation in preparation for and during 
construction to maintain safe transit operations and passenger well ­
being. 

RECOMMENDATION: Following an in itial screening of the project, 
Metro may determine that additional on-site coordination may be 
necessary. Dependent on the nature of the adjacent construction, 
developers may be requested to perform the following as determined 
on a case-by-case basis: 

Submit a construction work plan and related project drawings and 
specifications for Metro review. 

• Submit a contingency plan, show proof of insurance coverage, and 
issue current certificates. 
Provide documentation of contractor qualifications. 
Complete pre-construction surveys, perform baseline readings, 
and install movement instrumentation. 
Complete readiness review and perform practice run of transit 
service shutdown per contingency plan . 
Designate a ROW observer or other safety personnel and an 
inspector from the project's construction team. 
Establish a coordination process for access and work in or adjacent 
to ROW for the duration of construction . 

Project teams will be responsible for the costs of adverse impacts to 
Metro transit operations caused by work on adjacent developments, 
including remedial work to repair damage to Metro property, 
facilities, or systems. Additionally, a Construction Monitoring fee may 
be assessed based on an estimate of required leve l of effort provided 
by Metro. 

All projects adjacent to Metrolink infrastructure will require 
compliance with SCRRA Engineering Standards and Guidelines. 

32 I Metro Adjacent Development Handbook 

Metro moy need to monitor development 
construction near Metro facilities. 



West Covina Development Code Update Project 
 

 
R:\Projects\KTG\3KTG010500\Environmental Documentation\Final IS-ND\West-Covina_Final-IS-ND-092923.docx 53
 Responses to Comments 

3.2 Track Access and Safety 

Permission from Metro is required to enter Metro property for rail 
construction and maintenance along, above, or under Metro ROW 
as these activities can interfere with Metro utilities and service and 
pose a safety hazard to construction teams and transit riders. Track 
access is solely at Metro's discretion and is discouraged to prevent 
electrocution and collisions with construction workers or machines. 

RECOMMENDATION: Obtain and/or complete the following to work in 
or adjacent to Metro Rail ROW: 

1. Construction Work Plan: Dependent on the nature of adjacent 
construction, Metro may request a construction work plan, which 
describes means and methods and other construction plan detai ls, 
to ensure the safety of transit operators and riders. 

2. Safety Training: All members of the project construction team 
will be required to attend Metro Rail Safety Tra ining before 
commencing work activity. Training provides resources and 
procedures when working near active rail ROW. 

3. Right of Entry Permit/Temporary Construction Easement: All 
access to and activity on Metro property, including easements 
necessary for construction of adjacent projects, must be approved 
through a Right-of-Entry Permit and/or a Temporary Construction 
Easement obtained from Metro Real Estate and may requi re a fee. 

4. Track Allocation: All work on Metro Rail ROW must receive prior 
approval from Metro Rail Operations Control. Track Allocation 
identifies, reserves, and requests changes to normal operations 
for a specific track section, line, station, location, or piece of 
equipment to allow for safe use by a non-Metro entity. If adjacent 
construction is planned in close proximity to active ROW, flaggers 
must be used to ensure safety of construction workers and transit 
r iders. 

Trained floggers ensure the safe crossing 
of pedestrians and workers of on adjacent 
development. 
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3.3 Construction Hours 

Building near active Metro ROW poses safety concerns and may 
require limiting hours of construction which impact Metro ROW to 
night or off-peak hours so as not to interfere with Metro revenue 
se rvi ce. To maintain public safety and access for Metro riders, 
construction should be planned, scheduled, and carried out in a way 
to avoid impacts to Metro service and maintenance. 

RECOMMENDATION: In addition to receiving necessary construction 
approva ls from the loca l jurisdiction, all construction work on or in 
close proximity to Metro ROW must be scheduled through the Track 
Allocation Process, detailed in Section 3.2. 

Metro prefers that adjacent construction with potential to impact 
normal, continuous Metro operations take place during non-revenue 
hours (approximately lam-4am) or during non-peak hours to minimize 
impacts to service. The developer may be responsible for additional 
operating costs resulting from disruption to normal Metro service. 
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3.4 Excavation/Drilling Monitoring 

Excavation is among the most hazardous construction activities 
and can pose threats to the structural integrity of Metro's transit 
infrastructure. 

RECOMMENDATION: Coordinate with Metro Engineering to review 
and approve excavation and shoring plans du ring design and 
development, and well in advance of construction (see Sections 2.1 
and 2.2). 

Geotechnical instrumentation and monitoring will be required for all 
excavations occurring within Metro's geotechnical zone of influence, 
where there is potential for adversely affecting the safe and efficient 
operation of transit vehicles. Monitoring of Metro facilities due to 
adjacent construction may include the following as determined on a 
case-by-case basis: 

Pre- and post-construction condition surveys 
Extensometers 
Inclinometers 
Settlement reference points 
Tilt-meters 
Groundwater observation wells 
Movement arrays 
Vibration monitoring 

Excavation and sharing plans must be reviewed 
by Metro to ensure st ructural compatibility with 
Metro infrastructure and safety during adjacent 
development construction. 

A soldier pile wall used far Regional Can nectar 
station at 2nd/Hope. 
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3.5 Crane Operations 

Construction activities adjacent to Metro ROW may require moving 
large, heavy loads of building materials and machinery using cranes. 
Cranes referenced here include all power-operated equipment that can 
hoist, lower, and horizontally move a suspended load. To ensure safety 
for Metro riders, operators, and transit facilities, crane operations 
adjacent to Metro ROW must follow the safety regulations and 
precautions below and are subject to California Occupational Safety and 
Health Administration (Cal/OSHA) standards. 

RECOMMENDATION: 
Coordinate with Metro to discuss construction methods and confirm 
if a crane work plan is required. Generally, crane safety near Metro's 
ROW and facilities largely depends on the following factors: 1) Metro's 
operational hours and 2) swinging a load over or near Metro power 
lines and facil ities. Note: 

1. Clearance: A crane boom may travel over energized Metro OCS only 
if it maintains a vertical 20-foot clearance and the load maintain a 
horizontal 20-foot clearance. 

2. Power: Swinging a crane boom with a load over Metro facilities 
or passenger areas is strictly prohibited during revenue hours. 
To swing a load in the "no fly zone" (see diagrams to right), the 
construction team must coordinate with Metro to de-energize the 
ocs. 

3. Weathervaning: When not in use, the crane boom may swing 360 
degrees with the movement of the wind, including over energized 
Metro OCS, only if the t rolley is f ully retracted towards the crane 
tower and not carrying any loads. 

4. Process: Developers and contractors must attend Metro Track 
Allocation (detailed in Section 3.2) to determine if Metro staff 
support is necessary during crane erection and load movement. 

5. Permit: Developers must apply for a Metro Right-of-Entry permit to 
swing over Metro facilities . 

Project teams will bear all costs associated with impacts to Metro Rail 
operations and maintenance. 
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3.6 Construction Barriers & Overhead Protection 

During construction, falling objects can damage Metro facilities and 
pose a safety concern to the riders accessing them. 

RECOMMENDATION: Erect vertical construction barriers and overhead 
protection compliant with Metro and Cal/OSHA requirements to 
prevent objects from falling into Metro ROW or areas designed 
for public access to Metro faci lities. A protection barrier shall be 
constructed to cover the full height of an adjacent project and 
overhead protection from falling objects shall be provided over Metro 
ROW as necessary. Erection of the construction barriers and overhead 
protection for these areas shall be done during Metro non-revenue 
hours. 

Overhead protection is required when moving 
heavy objects over Metro ROW or in areas 
designated for public use. 

Constructed above is a wooden box over the 
entrance portal far overhead protection at the 
4th/Hill Station. 
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3. 7 Pedestrian & Emergency Access 

Metro's riders rely on the consistency and reliability of access and 
wayfinding to and from stations, stops, and facilities. Construction 
on adjacent property must not obstruct pedestrian access, fire 
department access, emergency egress, or otherwise present a safety 
hazard to Metro operations, its employees, riders, and the general 
public. Fire access and safe escape routes within all Metro stations, 
stops, and facilities must be maintained at all times. 

RECOMMENDATION: Ensure pedestrian and emergency access 
from Metro stations, stops, and transit facilities is compliant with 
the Americans with Disabilities Act (ADA) and maintained during 
construction : 

Temporary fences, barricades, and lighting should be installed 
and watchmen provided for the protection of public travel, the 
construction site, adjacent public spaces, and existing Metro 
facilities . 
Temporary signage should be installed where necessary and in 
compliance with the latest Ca lifornia Manual on Uniform Traffic 
Control Devices (MUTCD) and in coordination with Metro Art and 
Design Standards. 
Emergency exits shall be provided and be clear of obstructions at 
all times. 
Access shal l be maintained for utilities such as fire hydrants, stand 
pipes/connections, and fire alarm boxes as well as Metro-specific 
infrastructure such as fan and vent shafts. 
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3.8 Impacts to Bus Routes & Stops 

During construction, bus stop zones and routes may need to be 
temporarily relocated . Metro needs to be informed of activities 
that require stop relocation or route adjustments in order to ensure 
uninterrupted service. 

RECOMMENDATION: During construction, maintain or relocate 
existing bus stops consistent with the needs of Metro Bus Operations. 
Design of temporary and permanent bus stops and surrounding 
sidewalk areas must be compliant with the ADA and allow passengers 
with disabil ities a clear path of travel to the transit service. Existing 
bus stops must be maintained as part of the final project. Metro 
Bus Operations Control Special Events Department and Metro Stops 
& Zones Department should be contacted at least 30 days before 
initiating construction activities. 

Temporary ond permanent relocation of bus 
stops and layover zones will require coordination 
between developers, Metro, and other municipal 
bus operators and local jurisdictions. 
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3.9 Utility Coordination 

Construction has the potential to interrupt utilities that Metro 
relies on for safe operations and maintenance. Utilities of concern 
to Metro include, but are not limited to, condenser water piping, 
potable/fire water, storm and sanitary sewer lines, and electrical/ 
telecommunication services. 

RECOMMENDATION: Coordinate with Metro Real Estate during 
project design to gauge temporary and permanent utility impacts and 
avoid conflicts during construction. 

The contractor shall protect existing above-ground and underground 
Metro util ities during construction and coordinate with Metro to 
receive written approval for any utilities pertinent to Metro facilities 
that may be used, interrupted, or disturbed. 

When electrical power outages or support functions are required, 
approval must be obtained through Metro Track Allocation in 
coordination with Metro Real Estate for a Right of Entry Permit. 

To begin coordination with Metro Real Estate, visit www.metro.net/ 
devreview and select the drop-down "Utility Project Coordination." 
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3.10 Air Quality & Ventilation Protection 

Hot or foul air, fumes, smoke, steam, and dust from adjacent 
construction activities can negatively impact Metro facilities, service, 
and users. 

RECOMMENDATION: Ensure that hot or foul air, fumes, smoke, and 
steam from adjacent facilities are discharged beyond 40 feet from 
existing Metro facilities, including but not limited to ventilation system 
intake shafts and station entrances. Should fumes be discharged 
within 40 feet of Metro intake shafts, a protection panel around each 
shaft shall be required . 

A worker breaks up concrete creating o cloud of 
sitico dust. 
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Cone of Visibility 
A conical space at the front of moving transit vehicles 
allowing for clear visibi lity of travel way and/or conflicts. 

Construction Work Plan (CWP} 
Project management document outlining the definition 
of work tasks, choice of technology, estimation of 
required resources and duration of individual tasks, and 
identification of interactions among the different work 
tasks. 

Flagger/Flagman 
Person who controls traffic on and through a construction 
project. Flaggers must be trained and certified by Metro 
Rail Operations prior to any work commencing in or 
adjacent to Metro ROW. 

Geotechnical Foul Zone 
Area below a track-way as measured from a 45-degree 
angle from the edge of the rail track ballast. 

Guideway 
A channel, track, or structure along which a transit 
vehicle moves. 

Heavy Rail Transit (HRT) 
Metro HRT systems include exclusive ROW (mostly 
subway) trains up to six (6) cars long {450') and utilize a 
contact rail for traction power distr ibution (e.g. Metro 
Red Line). 

Joint Development (JD) 
JD is the asset management and real estate development 
program through which Metro collaborates with 
developers to build housing, retail, and other amenities 
on Metro properties near transit, typically through 
ground lease. JD projects directly link transit riders with 
destinations and services throughout LA County. 

Light Rail Transit (LRT) 
Metro LRT systems include exclusive, semi-exclusive, or 
street ROW trains up to three (3) cars long {270') and 
utilize OCS for traction power distribution (e.g. Metro 
Blue Line). 
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Measure R 
Half-cent sales tax for LA County approved in November 
2008 to finance new transportation projects and 
programs. The tax expires in 2039. 

Measure M 
Half-cent sales tax for LA County approved in November 
2016 to fund transportation improvements, operations 
and programs, and accelerate projects already in the 
pipel ine. The tax will increase to one percent in 2039 
when Measure R expires. 

Metrolink 
A commuter rail system with seven lines throughout Los 
Angeles, Orange, Riverside, San Bernardino, Ventura, 
and North San Diego counties governed by the Southern 
California Regional Rail Authority {SCRRA). 

Metro Adjacent Construction Design Manual 
Volume Ill of the Metro Design Criteria & Standards, 
which outlines the Metro adjacent review procedure as 
well as operational requirements when constructing over, 
under, or adjacent to Metro facilities, structures, and 
property. 

Metro Bus 
Metro "Local" and "Rapid" bus service runs within 
the street, typically alongside vehicular traffic, though 
occasionally in "bus-only" lanes. 

Metro Bus Rapid Transit (BRT) 
High quality bus service that provides faster and 
convenient service through the use of dedicated ROW, 
branded vehicles and stations, high frequency and 
intelligent transportation systems, all -door boarding, and 
intersection crossing priority. Metro BRT may run within 
dedicated ROW or in mixed flow t raffic on streets. 
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Metro Design Criteria and Standards 
A compi lation of documents that govern how Metro 
t ransit service and faci lities are designed, constructed, 
operated, and maintained. 

Metro Rail 
Urban rai l system serving LA County consisting of six lines, 
including two subway lines and four light ra il lines. 

Metro Rail Design Criteria (MRDC) 
Volume IV of the Metro Design Criteria & Standards 
which establishes design criteria for preliminary 
engineering and final design of a Metro Ra il Project. 

Metro Transit Oriented Communities 
Land use planning and commun ity development program 
that seeks to maximize access to transportation as a key 
organizing princi ple and promote equity and sustainable 
living by offering a mix of uses close to t ransit to support 
households at all income levels, as well as build ing 
densities, parking policies, urban design elements, and 
first/last mile facilities that support ridership and reduce 
auto dependency. 

Noise Easement Deed 
Easement granted by property owners abutting Metro 
ROW acknowledging noise due to transit operations and 
ma intenance. 

Overhead Catenary System (OCS) 
One or more electrified wires situated over a transit ROW 
that transmit power to light rail trains via pantograph, 
a current collector mounted on the roof of an electric 
vehicle. Metro OCS is supported by hollow poles placed 
between tracks or on the outer edge of parallel tracks. 

Right of Entry Permit 
Written approval granted by Metro Rea l Estate to enter 
Metro ROW and property. 

Right of Way (ROW) 
Legal right over property reserved for transportation 
purposes to construct, protect, maintain and operate 
t ransit services. 

Southern California Regional Rai l Authority (SCRRA) 
A joint powers authority made up of an 11-member 
board re presenting the transportation commissions 
of Los Angeles, Orange, Riverside, San Bernardino and 
Ventura counties. SCRRA governs and operates Metrol ink 
se rvice. 

Threat Assessment and Blast/Explosion Study 
Analysis performed when adjacent developments are 
proposed within twenty (20) feet from an existing Metro 
tunnel or facility. 

Track Allocation/Work Permit 
Permit granted by Metro Rail Operations Control to 
allocate a section of track and perform work on or 
adjacent to Metro Rail ROW. This permit shou ld be 
submitted for any work that cou ld potentia lly fou l the 
envelope of a train . 

Wayfinding 
Signs, maps, and other graphic or audible methods used 
to convey location and directions to travelers. 
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