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REQUEST
THAT THE CITY COUNCIL:
1. Adopt a finding of Statutory Exemption pursuant to 

Title 14 of the California Code of Regulations (CCR), 
Section 15262 Feasibility and Planning Studies of 
the California Environmental Quality Act (CEQA) 
Guidelines; and

2. Adopt a Resolution entitled “A RESOLUTION OF THE 
CITY COUNCIL ADOPTING THE GLENDORA STATION 
AREA VISION PLAN.”
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PLAN BACKGROUND



THE STUDY AREA
The Glendora Station Area Plan study 
area is focused a half mile radius 
around the future Glendora station.



WHY PLAN?

Foothill Gold Line Extension: The Metro A 
Line expansion creates connections 
between six communities in the San 
Gabriel Valley and downtown Los Angeles
Glendora Station Opening: Scheduled to 
begin transit service later this summer, 
enhancing local and regional mobility
Transformational Project for Glendora: 
A once-in-a-generation investment in 
transportation infrastructure that will 
shape the city’s future
Housing Element Commitment: The 
City’s adopted Housing Element supports 
the development of 1,290 new housing 
units within ½ mile of the station



PLAN FUNDING
Metro Grant: The City secured a Metro grant to 
study how to accommodate housing for all 
income levels within a half-mile of Glendora 
Station, using a context-sensitive approach
Project Funded Through TOC TAP: Supported by 
Metro’s Transit Oriented Communities Technical 
Assistance Program (TOC TAP)
Metro Partnership with Local Jurisdictions: 
Metro assists cities in developing and adapting 
transit-supportive policies and programs to 
maximize the value of transit investments and 
boost ridership
Alignment with Metro’s Goals: The plan aligns 
with Metro’s objectives and incorporates key 
elements from Metro’s Transit Supportive Toolkit



The Vision Plan is:
 An illustration of City aspirations
 Outlines a development vision 

through various scenarios 
 Identifies the regulatory adjustments 

required to realize these scenarios
 A description of goals for how growth 

and development may occur around 
the Glendora station over the next 20-
plus years

The Vision Plan is not:
 A rezoning
 A regulatory document
 A development project or proposal
 An approval of any building, 

development, or project

WHAT IS A VISION PLAN?



PUBLIC ENGAGEMENT

Multifaceted public engagement

 Community Open House
 Earth Day 2024 and 2025
 Online Survey
 Business and property owner outreach
 Virtual Open House
 Social Media
 Project website
 Planning Commission and City Council



PROJECT WEBSITE

• Approximately 275 unique visitors
• Shared at every outreach 

touchpoint via link and QR code
• Provided project overview, project 

updates, resources, and 
participation opportunities 
(survey, review the plan, key 
outreach dates)



33 Attendees 35 Attendees 50 Survey Entries

275 Unique Visitors

Two mailers to over 400 
property/business owners







SCHEDULE AND KEY MILESTONES

EXISTING CONDITIONS 
ANALYSIS

EARLY 2024

DEVELOPMENT SCENARIOS

SUMMER 2024 EARLY 2025

PUBLIC ENGAGEMENT
PREPARE STATION AREA 

PLAN
CEQA ANALYSIS

LATE 2024

Public Open House / Stakeholder Interviews

Planning Commission Meeting(s)

City Council Meeting

SUMMER 2025



DRAFT PLAN 
OVERVIEW



THE STUDY AREA
The Glendora Station Area Plan study 
area is focused a half mile radius 
around the future Glendora station.



 10 Housing Element Sites within the ½ 
mile radius of the Glendora Station

 80% Unit Expectations: 1,030



EXISTING CONDITIONS 
ANALYSIS
 Includes a series of maps and 

diagrams with accompanying 
narrative to establish an 
understanding of the urban 
environment. 

 Examples of analysis topics includes 
existing land use, community assets, 
lot coverage, ownership, and 
utilization rates. 



DEVELOPMENT 
OPPORTUNITY





DEVELOPMENT 
SCENARIOS
Utilizing public input, the development 
opportunity score, housing element sites, 
and Metro’s Transit Supportive Toolkit, 
parcels were selected as potential sites 
for catalytic development within the 
study area. 
Development scenarios showcase 
development capacity within selected 
focus areas.



URBAN DESIGN 
CONCEPT
The urban design concept for the 
station area is to create an attractive, 
diverse, and vibrant neighborhood 
with a mix of medium- and high-
density residential uses within walking 
and biking distance to the future 
Glendora station. 



URBAN DESIGN VISION
THE ILLUSTRATIVE PLAN ILLUSTRATES A 
POSSIBLE PATTERN OF FUTURE 
DEVELOPMENT AROUND THE GLENDORA 
STATION. 



DEVELOPMENT 
SCENARIOS

















PUBLIC REALM 
IMPROVEMENTS



IMPLEMENTATION

 The Vision plan does not approve 
any specific projects on any of these 
sites

 Vision plan is a roadmap for future 
General Plan update and zoning 
recommendations

 Private development / developers 
may or may not take advantage of 
zoning



RECOMMENDED 
GENERAL PLAN LAND 
USE CHANGES



RECOMMENDED 
ZONING CHANGES



LOOKING 
FORWARD



NEXT STEPS

 Adopt a Station Area 
vision 2025

 Adopt Objective Design 
Standards 2025

 General Plan Update 
2026-2029

 Housing Element 7th cycle 
circa 2027-2030

 Housing Element 
implementation 2030s
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REQUEST
THAT THE CITY COUNCIL:
1. Adopt a finding of Statutory Exemption pursuant to 

Title 14 of the California Code of Regulations (CCR), 
Section 15262 Feasibility and Planning Studies of 
the California Environmental Quality Act (CEQA) 
Guidelines; and

2. Adopt a Resolution entitled “A RESOLUTION OF THE 
CITY COUNCIL ADOPTING THE GLENDORA STATION 
AREA VISION PLAN.”
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