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Chapter 1

IN THIS CHAPTER

1.1 Garvey Avenue Specific Plan Vision and Objectives
1.2 Purpose

1.3 Contents and Organization of Garvey Avenue Specific
Plan

1.4 Public Engagement Process
1.5 Relationship to City Plans and Programs
1.6 Legal Authority

INTRODUCTION

1.1. GARVEY AVENUE SPECIFIC PLAN VISION
AND OBJECTIVES

Slow economic growth contributed to structures along the
Garvey Avenue corridor falling into disrepair, along with
building and lot vacancies. Garvey Avenue has accumulated a
mix of scattered commercial and light industrial land uses,
which can occur as the result of a loss of significant anchor land
use or lack of targeted economic development and/or planning
efforts. Current uses include underperforming strip malls,
small/privately owned restaurants, automotive sales and repair
shops, and small industrial uses and warehouse facilities.

Garvey Avenue, a well-traveled arterial road and an alternative
to the 1-10 freeway, has the potential to become a noted shopping
and entertainment destination of local and subregional
importance.
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INTRODUCTION

The Garvey Avenue Specific Plan
establishes a vision and objectives for new
development, a diversity of land uses, and
public improvements along the 1.2-mile
section of Garvey Avenue that extends
from Charlotte Avenue to New Avenue.

Vision for the Garvey Avenue
Specific Plan:

To revitalize the Garvey Avenue
corridor from a commercial/industrial
area into a vibrant commercial,
residential, and mixed-use district, with

a compliment of local and subregional
serving retail, entertainment, and
service businesses, office space, and
community uses, all tied together with
public improvements that create a
vibrant and enjoyable pedestrian
environment.

The Specific Plan defines actions to be
taken to reinvigorate the corridor into one
that better serves the surrounding area and
creates an attractive and convenient
shopping and entertainment destination
for local and subregional residents. It
defines actions that create an attractive
gateway into Rosemead, consistent with
the General Plan’s goals. Key Specific
Plan objectives are:

e Create a neighborhood “main street”
that will serve as a focal point for the
neighborhoods surrounding Garvey
Avenue.

e Provide new opportunities for
commercial and residential uses in
mixed-use settings.

e Facilitate opportunities for catalytic
developments that provide desired
retail, entertainment, and service

businesses, employment
opportunities, and support the local
community.

e Provide for the gradual phasing out
of industrial wuses that create
conflicts with the surrounding
neighborhoods.

e Support design that contributes to
the enhanced character of the City
and Garvey Avenue, in particular.

e Create “place making” public
plazas, gathering spaces, parks, and
parklets that serve as focal points for
the corridor.

e Enrich the pedestrian and bicycle
environment along Garvey Avenue
through well-designed and
appropriately scaled paths and
pleasing streetscapes.

e Encourage investment,
maintenance, and pride in the
Garvey Avenue Specific Plan area.

The City recognizes that significant
changes will not happen immediately or
within the next year. The goal is to create
a framework for change and to inspire
private reinvestment along the corridor
that includes the rehabilitation of aging
buildings and establishment of new
buildings and uses that can achieve the
vision and objectives.
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INTRODUCTION

Some existing uses along Garvey Avenue, signage, and landscaping serve as placemaking features or local landmarks.
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INTRODUCTION

1.2. PURPOSE

The Garvey Avenue Specific Plan
provides a long-term strategy for
revitalizing  and increasing  the
development potential of an underutilized
commercial and light industrial corridor in
Rosemead, California. The corridor has
the potential to become an iconic and
attractive area for shopping and
entertainment, with improved access to
destinations and an inviting environment
for bicycle and pedestrian activity. The
Garvey Avenue Specific Plan will help
mend disjointed  development and
contribute towards a more unified
aesthetic and a greater sense of place
within the planning area.

The Garvey Avenue Specific Plan will
establish  land use, transportation,
infrastructure, and urban design strategies
that seek to attract investment into the
corridor, and promote well-balanced retail
development, mixed-use development,
and active public spaces. The Garvey
Avenue Specific Plan also identifies
public improvements that will further
enhance the corridor’s appearance and
character.

1.3. CONTENTS AND
ORGANIZATION OF
GARVEY AVENUE
SPECIFIC PLAN

The Garvey Avenue Specific Plan is
organized as shown in Table 1.1.

1.4. PUBLIC ENGAGEMENT
PROCESS

The Garvey Avenue Specific Plan builds
upon input provided by community
stakeholders within the Garvey Avenue
Specific Plan Area. The City organized an
Ad Hoc Committee that met 13 times
throughout the planning  process.
Stakeholder interviews and community
surveys were conducted with a diverse
representation of community business
owners and residents. Meetings with
relevant City departments and the City
Council also contributed feedback that
was incorporated into the Garvey Avenue
Specific Plan. The information gathered
provides valuable insight about the
strengths, weaknesses, opportunities, and
concerns within the corridor from the
perspective  of diverse community
stakeholders who operate within it.

Ad Hoc Committee

The five-person Ad Hoc Committee was
comprised of the following
representatives:

City Council (2 members)
Planning Commission (1 member)
Traffic Commission (1 member)
Beautification Committee (1
member)

During the 13 meetings convened, the
Committee discussed a Corridor vision,
evaluated land use alternatives, provided
input to the proposed land use plan, and
reviewed the Draft Garvey Avenue
Specific Plan.

Stakeholder Interviews

A total of eight of interviews were
conducted with local business community
members, local residents, and Garvey
School Board members on July 31, 2014.
Interviewees were asked seven questions
in which they identified what they like
about the project area, what should change
and how should it be changed, and the
opportunities and issues facing the
corridor.
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INTRODUCTION

Table 1.1: Garvey Avenue Specific Plan Contents

Chapter Contents

1: Introduction

The Introduction chapter explains the role and function of specific plans,
and the vision and purpose of the Garvey Avenue Specific Plan. This
chapter describes the Garvey Avenue Specific Plan’s relationship to the
City’s General Plan, Zoning Ordinance, and other guiding documents.
This chapter, also, summarizes the public engagement process’ findings.

2: Context and
Conditions

This chapter provides the planning context — location, setting, and
context of planning issues.

3: Land Use, Zoning,
and Development
Standards

This chapter sets forth site planning, building, parking, architectural, and
open space provisions.

4: Opportunity Projects
and Sites

The Opportunity Project and Sites chapter provides land use and
development scenario examples for three opportunity sites. These sites
have the potential to serve as catalysts for new development and
economic revitalization. In addition, this Plan foresees significant
streetscape changes that will transform the pedestrian and bicyclist
experience in the Garvey Avenue Specific Plan area.

5: Infrastructure
(Mobility, Utilities,
Public Services)

This chapter includes the conceptual vehicular and non-vehicular
circulation plan, utilities, and public services servicing the Garvey
Avenue corridor.

6: Implementation

This chapter discusses the actions and programs anticipated for the
successful implementation of this Specific Plan. It also addresses the
Plan’s administration and amendment process.

GARVEY AVENUE SPECIFIC PLAN, FEBRUARY 2018
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Community Survey

The planning team gathered further input
through the distribution of a community
survey at a public City event (National
Night Out — August 5, 2014) and via the
City’s website. This survey gave
Rosemead residents and business owners
the opportunity to voice their opinion on
the issues, opportunities, and concerns
relevant to their perspective of the
Corridor today. A total of 152 surveys
were collected.

City Department Meetings

Nine staff members representing seven
key City departments convened for a July
16, 2014 meeting. The departments
represented include: City Administration,
Public Works Department, Finance
Department, Community Development
Department, and County  Sheriff’s
Department. This meeting discussed the
Corridor’s opportunities and constraints.

City Council Workshop

On January 13, 2015 the City Council was
provided with an update presentation on
the progress of the Ad Hoc Committee
towards the development of the Garvey
Avenue Specific Plan and EIR. The
presentation included a summary of the
key development principals and catalytic
sites that would shape the plan.

City Council/Planning Commission/
Traffic Commission/Beautification
Committee Joint Special Meeting

A special meeting/study session was
conducted with the City Council, Planning
Commission, Traffic Commission, and
Beautification Committee on December
12, 2017 to review and respond to
questions regarding the Draft Specific
Plan, changes as proposed in the Errata,
and the EIR.

Findings
The information gathered through the
community participation paints a rich
picture of both the current state and
desired future for the Garvey Avenue
Corridor.

Strengths

o Well served by
transportation.

public

e Significant number and size of
vacant or underutilized properties
provide an opportunity to create a
one-stop shopping area that provides
a variety of experiences.

e Substantial number of pedestrians
and bicyclists.

Weaknesses

e Lack of public gathering spaces,
open space, and park/parklets.

e Limited roadway right-of-way yet
additional infrastructure capacity
may be needed.

o Walkability needs to improve.

« Limited range of goods and services
available in the neighborhood.

Garvey Avenue is a transit and bicycle corridor.

GARVEY AVENUE SPECIFIC PLAN, FEBRUARY 2018 1-6
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e Landscaping and lighting needs to
be more abundant.

e Need for nightlife.

Opportunities

e Create an exciting, vibrant
pedestrian oriented area that benefits
local and subregional interests.

« Balance long term land uses serving
nearby residents and development
community needs, while providing
local economic stability.

o Attract high end retail, restaurants,
and businesses to generate local
employment opportunities.

o Create a special place that creates a
commonality between urban design,
land use, and streetscape.

o Coordinate bike lanes and pedestrian
paths throughout the Garvey Avenue
corridor.

1.5. RELATIONSHIP TO CITY
PLANS AND PROGRAMS

Existing 2010 General Plan Update
Any land use approach for Garvey Avenue
must be consistent the primary goals of
Rosemead’s General Plan, which was last
comprehensively updated in 2010. The
2010 General Plan Update provides a
citywide approach to planning for future
development, and outlines goals and
strategies for major commercial corridors
such as Garvey Avenue. It considers the
seven required General Plan elements,
including land use, circulation, housing,
open space, conservation, noise, and
safety, in six chapters, with conservation
and open space combined into a
Community Resources element. The
General Plan identifies a set of goals,
policies, and actions related to each of the
chapters.

Five of the six primary vision elements of
the 2010 General Plan Update apply to
Garvey Avenue, including:

e Enhance the commercial areas along
key corridors, and most specifically
Garvey Avenue and Valley
Boulevard.

Enhance parks and recreational
space in underserved
neighborhoods.

e Accommodate the demand for high
quality mixed-use development that
can contribute to commercial growth
and enhance opportunities for
higher-density residential
development.

e Protect homeowner investments and
the availability of well-maintained,
relatively affordable housing units.

e Minimize the impact of traffic
associated with growth within the
San Gabriel Valley and broader
region.

The goals established in the 2010 General
Plan Update relating to potential land use
decisions along the Garvey Avenue
corridor include the following:

Land Use Element

e Goal 2: Expand opportunities for
concentrated  commercial  and
industrial uses that contribute jobs
and tax revenues to the City.

GARVEY AVENUE SPECIFIC PLAN, FEBRUARY 2018 1-7



INTRODUCTION

e Goal 3: Create vibrant, attractive
mixed-use development.

e Goal 4: Assure a financially healthy
City that can meet residents’ desire
for public services and facilities.

e Goal 5: Use targeted land use
changes that improve housing and
economic opportunities for residents
and businesses and achieve City
fiscal and environmental objectives.

Circulation Element

e Goal 1: Maintain efficient vehicular
and pedestrian movements
throughout the City.

e Goal 2: Develop infrastructure and
service to support alternatives
modes of travel.

e Goal 3: Assure vehicular traffic
associated with commercial and
industrial uses does not intrude upon
adjacent residential neighborhoods.

e Goal 4: Provide quality commercial
and industrial development with
adequate parking for employees and
visitors.

Resource Management Element

e Goal 1: Provide high-quality parks,
recreation, and open space facilities
to meet the needs of all Rosemead
residents.

e Goal 2: Increase green space
throughout Rosemead to improve
community aesthetics, encourage
pedestrian activity, and provide
passive cooling benefits.

e Goal 4: Make effective contributions
to regional efforts to improve air
quality and conserve energy.

Noise Element

e Goal 1: Ensure effective
incorporation of noise
considerations into  land use
planning decisions.

e Goal 2: Reduce noise impacts from
transportation sources.

e Goal 3: Effectively implement
measures  to  control non-
transportation noise impacts.

Housing Element

e Goal 2: Encourage the development
of a range of housing types in a
range of prices affordable to all
Rosemead residents.

e Goal 3: Encourage the maintenance
and upgrading of existing housing
stock to ensure a decent, safe, and
sanitary home for all Rosemead
residents.

Garvey Avenue Master Plan

The Garvey Avenue Master Plan is a
guiding document for development along
Garvey Avenue; it should be a key
reference point for the Garvey Avenue
Specific Plan. The Master Plan is intended
to address “aesthetic and parking issues
that property and business owners face in
planning commercial and  retail
improvements.” Its vision for Garvey
Avenue: “In the year 2020, Garvey
Avenue will be recognized as a vibrant
corridor with clean storefronts and visible
pedestrian activity. Garvey Avenue will
create a sense of ‘Small Town’
community pride where a variety of
opportunities can be discovered for
families and friends.”
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Its key objectives include the following:

Upgrade the image and appeal of the
Garvey  Avenue corridor by
coordinated public and private
improvements.

Entice and create convenience for
patrons to stop and shop along the
Garvey  Avenue commercial
corridor.

Create energy along Garvey Avenue
by creating pedestrian activity and
sidewalk cafes with outdoor seating.

Develop great place-making areas
that will define the Garvey Avenue
commercial corridor.

Create adequate parking facilities
and improve traffic flow along the
commercial corridor.

Promote and encourage the highest and
best use of under-utilized properties.

Utilize landscaping as an integral
component to overall project design.

Consider scale and character of
adjacent uses and demonstrate

sensitivity to the influences of the
surrounding area.

Encourage private rehabilitation
through application of the Garvey
Avenue Master Plan for new and
existing businesses.

Strengthen the Property
Maintenance Ordinance to
rigorously enforce property
maintenance standards for
commercial and industrial
properties.

Its action plan includes:

Revise the Property Maintenance
and Sign Ordinances to clearly
address ~ commercial ~ property
maintenance (e.g. clean storefronts,
parking lot improvements, sign
rehabilitation, etc.).

Recognize that different parts of the
corridor have special characteristics;
develop programs to strengthen and
reinforce them.

Direct project designs that will
promote pedestrian-friendly projects
with public spaces and lively street

fronts where people can meet and
interact.

Encourage developments as a means
of upgrading established uses and
developing vacant parcels along
Garvey Avenue.

Attract private investment to
revitalize older commercial uses that
will reinforce and create synergy
along the  Garvey  Avenue
commercial corridor.

Enforce high quality commercial
building and site design while
allowing increased intensities of use
along the corridor where
appropriate.

Require economic feasibility studies
on large development sites to ensure

projects are economically
sustainable.
Establish a well-balanced and

carefully planned collection of
signature retail anchors, general retail
outlets, casual to upscale restaurants,

and upscale overnight
accommaodations.
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e Discourage the development of
commercial properties that contain a
random mix of incompatible uses.

o Encourage the placement of parking
areas to be located behind structures
and out of sight from the public right
of way.

e Promote lively and attractive
ground-floor retail uses that will
create revenues needed to provide
for City services and City’s tax base.

Existing Zoning Code

The City’s existing zoning code describes
development standards and allowable uses
by zoning district. Development standards
identified include setbacks, lot area, lot
width, density, floor area ratio, site
coverage, landscaping and open area
requirements, height limits, storage, and

parking.

City of Rosemead Mixed-Use
Guidelines

Rosemead’s Mixed-Use  Guidelines,

released in 2012, provide a context and
strategy for mixed-use development
throughout Rosemead. To the extent that
development within the Garvey Avenue
Specific Plan area is proposed to be

mixed-use, the Mixed-Use Guidelines will
offer important guiding principles to
follow.

The Mixed-Use
sections devoted to:

Guidelines include

e Public realm and
environment

Site design

Building design
Building height
Storefronts

Lighting

Common areas/open space
Compatibility ~ with
properties

Parking

e Access

pedestrian

adjacent

1.6. LEGAL AUTHORITY

The Garvey Avenue Specific Plan is
enacted pursuant to Sections 65450
through 65457 of the California
Government Code, which authorizes local
governments with certified General Plans
to prepare and adopt specific plans. The
Specific Plan is adopted by the City
Council by ordinance and, thereby,
establishes the zoning regulations for land
use and development within the Specific
Plan area.

GARVEY AVENUE SPECIFIC PLAN, FEBRUARY 2018

Specifically, these sections of the
Government Code establish that a specific
plan must, at a minimum, address the
following:

a. A specific plan shall include text and a
diagram or diagrams that specify all
the following in detail:

1. The distribution, location, and
extent of the wuses of land,
including open space, within the
area covered by the plan.

2. The proposed distribution,
location and extent and intensity of
major components of public and

private transportation, sewage,
water, drainage, solid waste
disposal, energy, and other

essential facilities proposed to be
located within the area covered by
the plan and needed to support the
land uses described in the plan.

3. Standards and criteria by which
development will proceed, and
standards for the conservation,
development, and utilization of
natural resource, where applicable.
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4. A program of implementation
measures including regulations,
programs, public works projects,
and financing measures necessary
to carry out paragraphs (1), (2),
and (3).

b. The specific plan shall include a
statement of the relationship of the
specific plan to the general plan.

Strong urban site design
features — trees, planters,
street furniture, outdoor
cafes, and awnings — will
make the Garvey Avenue
Corridor walking experience

much more pleasant.
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CONTEXT AND CONDITIONS

Chinese and Vietnamese immigrants
settled and established businesses. By
2010, over 60% of Rosemead’s population
identify themselves as Asian, with another
34% identifying as Latino. This
demographic change has resulted in a
transformed Garvey Avenue. Excluding
chain stores, virtually all retail businesses
are  Asian-oriented. As stated in
Rosemead’s General Plan, it is vital that
the Garvey Avenue Specific Plan meets
the needs of the diverse population living
and working along the corridor.

Garvey Avenue is an east/west corridor,
with the Garvey Avenue Specific Plan
portion located in southwest Rosemead
adjacent to the city boundary with
Monterey Park. Excluding the street and
its right-of-way, the project area covers
0.14 square miles, encompassing the
commercial and light industrial frontages
surrounding an approximate 1.2 mile-
length section of Garvey Avenue. The
easternmost  boundary is Charlotte
Avenue, while New Avenue marks the
westernmost boundary of the project area.
The northern and southern boundaries of
the project area vary by segment of
Garvey Avenue, but Newmark Avenue
stands as the southernmost boundary, and
Whitmore Street is the northernmost

boundary, see Figure 2.2. Interstate 10 (I-
10) is situated about half a mile north of
Garvey Avenue and has entrance/exit
ramps at New Avenue, Del Mar Avenue,
and San Gabriel Boulevard, all providing
access to Garvey Avenue. Route 60 (SR-
60) is located approximately two miles
south. State Route 19, better known as
Rosemead Boulevard, runs north-south
between the two freeways, just east of the
project area boundary.

2.3. DEVELOPMENT
PATTERNS

Rosemead is 5.2 square miles of relatively
flat land with few topographical
impediments to development.
Rosemead’s development patterns have
been shaped predominantly by the post-
war development resulting in low scale,
low intensity development.

The 1-10 freeway bisects Rosemead,
creating a barrier within the city and
dividing local neighborhoods. Significant
nonresidential development is clustered
along major avenues. These avenues
include the north-south streets of Del Mar
Avenue, San Gabriel Boulevard, Walnut
Grove Avenue, and the east-west streets of
Valley Boulevard, north of 1-10, where

Rosemead’s downtown is located, and
Garvey Avenue, south of 1-10, the focus of
this Garvey Avenue Specific Plan.

2.4. LAND USE

The Garvey Avenue project area
encompasses 88 acres with some 153
parcels of varying land use. The project
area is bordered and surrounded by single-
family or low-density multifamily
housing. A majority of land uses within
the project area are commercial/retail,
with 84 parcels in commercial or retail
use, encompassing 37 acres (42.3% of the
total project area). A large number of
vacant parcels make up 30.4% (nearly 27
acres) of the total project land area. The
vacant land offers opportunities to
develop catalytic projects to help
transform Garvey Avenue into a new kind
of corridor.

A large amount of land used exclusively
for automobile parking presents infill
development opportunities as well. The
dearth of open space along the corridor
highlights the need for open space and
parks. The land along Alhambra Wash
(and the Wash itself) is an opportunity for
new green space along an underutilized
water body.
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Figure 2.2 Regional Context Map
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The majority of the project area is zoned
for exclusively commercial uses. Nearly
three fourths are zoned C-3 Medium
Commercial. Another 8%, specifically the
former LA Auto Auction site, is zoned as
C-4 Regional Commercial. The remainder
of the project area is zoned as R-2 Light
Multiple Residential (9%), Automobile
Parking (5%), and PD Planned
Development (3%), see Figures 2.3 - 2.5.

2.5. URBAN DESIGN

Garvey Avenue’s built form — its street
network, block pattern, parcel pattern, and
building pattern — displays a range of sizes
and a diversity of shapes, see Figure 2.6.
However, its overall pattern is
characteristic of auto-oriented “strip”
corridors with single-family suburban
development around it.

Wide streets with wide traffic lanes like
Garvey Avenue and San Gabriel
Boulevard connect well to the surrounding
street grid, benefitting cars; however,
narrower streets that are safer and more
pleasant for pedestrians, like Whitmore
and Newmark Avenues, are truncated and
do not connect well.

Figure 2.3 Land Use, 2014

Existing land uses are primarily auto-oriented Small mini-mall plazas like Fortune Plaza are
commercial. common.

Vacant land use is common. The Square is a major neighborhood node.
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Figure 2.4 Existing Land Use
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Figure 2.5 Existing Zoning
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CONTEXT AND CONDITIONS

The wide arterials encourage fast through-
traffic and, at intersections, create wide
crossings that are challenging for
pedestrians to navigate. Pedestrian
signage is rare with more emphasis on
signage for vehicles.

Block sizes are quite large, too large for
easy pedestrian circulation. Few midblock
alleys, pedestrian passageways, and
pedestrian crosswalks are present to help
pedestrians safely move in and around the
area. Vacant land is cordoned off at the
sidewalk with chain-link fences, creating
a monotonous and intimidating pedestrian
experience. No community gathering
places, few vibrant public spaces, and few
landmarks serve as iconic elements and
provide a unique identity for the Garvey
Avenue corridor. These elements are
needed to make the corridor a real place.

The vacant land and surface parking lots
result in a sparse building pattern, with
major empty “holes” in development.
Along Garvey Avenue, most development
is single-story and of low building quality.
Basic cinderblock or concrete garage-like
auto repair shops are common, lending the
corridor a gritty “light industrial”
character. Buildings are often set back
from the street fronted by large surface

parking lots, which results in a
discontinuous edge with empty spaces and
gaps along the sidewalk. These “gaps” in
the “street wall,” the fabric of buildings
that directly line the sidewalk, have a
significant negative impact on the
streetscape and pedestrian environment.
Gaps in the street wall from parking lots
signal to pedestrians that the area that has
become inactive and vehicle-oriented. The
“dead spaces” lack retail, office, or
residential uses that bring activity,
vibrancy, and interest to the street. Dead
blocks such as these become areas that
pedestrians want to pass through as
quickly as possible. Curb cuts for parking
lots, meanwhile, means more cars
crossing the sidewalks, decreasing
pedestrians’ sense of safety and comfort.

The residential areas surrounding the
Garvey Avenue Specific Plan area are
characterized by low-slung ranch homes.
They tend to be low, wide, single-story
houses with street-facing garages and
paved driveways and parking areas.

Fencing is common along the property
line at the sidewalk. Some special design
elements help make portions of the
Garvey Avenue streetscape lovely. In
particular, the majestic and massive

Eucalyptus trees lining portions of the
sidewalks are a special and unique
element that should be preserved and
enhanced, when possible. They boost the
streetscape and pedestrian environment,
provide needed shade and air-quality
benefits, and help calm traffic. In a few
areas of the corridor, a planted median
contributes even further to these benefits;
however, the median occurs sporadically.

Most of Garvey Avenue’s 100’ right-of-
way is dedicated to vehicles, with
disproportionately little space dedicated to
pedestrians and bicycles.

This small roundabout greens the intersection
with landscape plantings.
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Figure 2.6 Built Form, 2014
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Figure 2.7 Urban Pattern, 2014
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A typical residential house in the adjacent neighborhood. Existing restaurant along Garvey Avenue.

The majestic San Gabriel Mountains dominate the view at Without a median and trees, the street is less attractive and less
Del Mar Avenue. pedestrian friendly.
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Do trees really calm traffic?

Yes: a growing body of research
supports the conclusion that trees
can have a strong traffic calming
effect. A Texas study showed a 46%
decrease in crash rates on ten
urban arterial roads across the
state after trees were planted.
People perceive streets with trees to
be safer than streets without trees. A
clear majority of drivers asked to
choose which street is safer, based
on images of streets with and
without trees, said the street with
trees is safer. The correlation
between the presence of street trees
and lower speeds, and the
correlation between lower-speeds
and streets with fewer crashes is
well-established. Drivers in another
study who took a simulated ride on
two suburban streets, one with trees
and one without, went 3 mph slower
on the street with trees.

2.6. MOBILITY

The Garvey Avenue corridor serves as a
key connection within the city and
between neighborhoods for pedestrians,
bicyclists, transit users, and automobiles.
Although it is designed primarily for
automobiles, Garvey Avenue is used, to
varying degrees, as a multi-modal
corridor, see Figures 2.8 - 2.10. It is a
major transit corridor with both a rapid
and local bus line, and regular pedestrian
and bicycle activity throughout the day.
Vehicle traffic is highest in the AM and
PM peak hours. The currently posted
speed limit of 35 mph is lower than
Walnut Grove Avenue and segments of
San Gabriel Boulevard, which are posted
at 40 - 45 mph depending on location.

Traffic volumes on Garvey Avenue
compete with and detract from the
pedestrian environment. The many
surface parking lots encourage people to
drive rather than walk to the corridor. The
few pedestrian crossings are spaced too far
apart to provide safe and easy pedestrian
access to both side of the street. In
addition, Garvey Avenue’s long blocks
also discourage pedestrian activity. At
intersections, crosswalks are set by default
to red for pedestrians, prioritizing vehicle

movement and forcing pedestrians to
press a button to safely cross the street.

Conditions for bicyclists are also poor;
there are no dedicated bicycle facilities.
As such, many bicyclists ride on the
sidewalk for safety. Despite the lack of
facilities, bicycle ridership on Garvey
Avenue is relatively high.

Rapid and local transit along Garvey
Avenue competes with private vehicle
traffic on the street; transit is given little
priority. While bus shelters are provided
on the sidewalks, there are few other
amenities for transit users.

Level-of-service (LOS) vehicle analysis
of nine study intersections along the
corridor and in the adjacent areas shows
that all the study intersections operate at
good LOS values under the current
conditions.

Vehicle traffic is highest in the eastern
side of the corridor and lowest in the west,
with roughly 1,000 vehicles per hour in
the AM and PM peaks in both directions
at San Gabriel Boulevard, which drops to
roughly 500-700 vehicles per hour in the
AM and PM peaks in both directions at
New Avenue.

GARVEY AVENUE SPECIFIC PLAN, FEBRUARY 2018 2-11



CONTEXT AND CONDITIONS

Figure 2.8 Existing and Planned Mobility, 2014
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Figure 2.9 Garvey Avenue Section, 2014
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Figure 2.10 Modes of Mobility, 2014

Pedestrians have few crossing opportunities. Wide intersections can be dangerous and unfriendly.
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2.7. INFRASTRUCTURE

Key infrastructure along Garvey Avenue
includes sewer, water, and stormwater
management.

Some of the areas’ existing sewers show
capacity deficiencies, as well as
maintenance and structural defects. These
facilities will need to be replaced and
upgraded.

Future water demands can be met until
2035 based the Golden State Water
Company’s (GSWC) 2010 Urban Water
Management Plan - South San Gabriel
System. Water lines along Garvey Avenue
have the most capacity for potential
increase due to the 12” main fronting the
Garvey Avenue parcels.

The Garvey Avenue Specific Plan area’s
watershed drains into several stormwater
drainage systems. The main drainage
system is a box culvert that runs along
Garvey Avenue to the Alhambra Wash, as
well as several pipe drainage systems.

2.8. PUBLIC SERVICES AND
FACILITIES

Garvey Avenue has a handful of public
facilities within and around the Garvey
Avenue Specific Plan area, see Figure
2.11. These facilities include schools and
institutions, which contribute to the sense
of community and provide a strong sense
of place along Garvey Avenue. A major
presence is Richard Garvey Intermediate
School, located between Jackson and
Evelyn Avenues. It is a community anchor
and a significant trip generator in the
neighborhood. Southwest of Garvey
Intermediate School and just out of the
Garvey Avenue Specific Plan area is
Arlene Bitely Elementary School, another
major anchor. Just north of the Garvey
Avenue Specific Plan area, along Jackson
Avenue, is a third public school, Emerson
Elementary School.

The Buddhist Ortho-Creed Association
Dharma Seal Temple is also a significant
presence. Though the Dharma Seal
Temple is located on Del Mar Avenue,
north of the Garvey Avenue, it has a
striking visual presence and is a major
stakeholder along the corridor. The
Association is a major landowner with a
large complex encompassing a number of

parcels and several buildings. A Jehovah’s
Witness Church, located on Del Mar
Avenue south of Garvey Avenue, is
smaller yet also has a presence.

Buddhist Ortho-Creed Association Dharma
Seal Temple

Parks and recreational facilities are
notably lacking along the corridor, though
there is potentially an opportunity to
improve public space along Alhambra
Wash, an existing open stormwater
channel that cuts diagonally through the
Garvey Avenue Specific Plan area. While
there is a lack of parks and open space in
the Garvey Avenue Specific Plan area, the
active Zapopan Park is located just to the
east, under the Southern California Edison
power lines.
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Figure 2.11 Public Facilities, 2014
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Power within the Garvey Avenue Specific
Plan area is provided by Southern
California Edison. Power lines have been
undergrounded along Garvey Avenue.

Natural gas is provided by Southern
California Gas, a subsidiary of Sempra
Energy. The nearest major pipelines run
underground along Walnut Grove Avenue
(parallel to and east of San Gabriel
Boulevard) and Fern Avenue (parallel to
Garvey Avenue east of Walnut Grove
Avenue).

Charter Communications is the primary
cable provider for Rosemead, while
AT&T is the primary provider of home
and business phone service and internet
services.

Public library facilities are not located
within walking distance of the Garvey
Avenue corridor. The nearest library, Los
Angeles  County  Public  Library,
Rosemead branch, is located on Valley
Boulevard adjacent to the Rosemead City
Hall.

Fire service and emergency medical
service are provided by the Los Angeles
County Fire Department, which has a
local station in downtown Rosemead, on

Valley Boulevard. A second local station
is located just south of the project area, on
the east side of San Gabriel Boulevard.

Rosemead’s police service is provided
through the Los Angeles County Sheriff’s
Temple Station, in Temple City. Deputies
assigned to Rosemead work out of
Rosemead’s Public Safety Center located
on Garvey Avenue adjacent to Zapopan
Park at Charlotte Avenue. The Public
Safety Center is managed by Rosemead’s
City Manager’s Office; it includes local
offices for the Los Angeles County
Sheriff, the Rosemead Special
Assignment Team, the Los Angeles
County Probation Officer, and community
safety services.

ROSEMEAD PUBLIC §
SAFETY CEMTER

Rosemead Public Safety Center
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Chapter 3

LAND USE, ZONING, AND
DEVELOPMENT STANDARDS

IN THIS CHAPTER

3.1 Garvey Avenue Specific Plan Zoning Districts
3.2 Development Potential

3.3 Allowed, Prohibited, and Non-Conforming Uses, and
Special Use Restrictions

3.4 Garvey Avenue Specific Plan Design and Development
Standards

This chapter focuses on the major land use and zoning changes
in the Garvey Avenue Specific Plan, as well as development
standards and revitalization strategies that will be key tools in
achieving the transformative vision imagined in the Garvey
Avenue Specific Plan. It includes new zoning districts to
encourage specific growth patterns and build on the design
guidelines enumerated in the Garvey Avenue Master Plan. For
ease of implementation, existing provisions of the Rosemead
Municipal Code (RMC) can be assumed to apply, as directed by
the Community Development Director, unless specifically
stated otherwise in this Specific Plan.
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3.1. GARVEY AVENUE
SPECIFIC PLAN ZONING
DISTRICTS

Land use designations are established to
identify the allowed uses and design
characteristics desired along the Garvey
Avenue corridor, and to set forth the
allowable density and intensity of
development. This Specific Plan builds
upon existing zoning  regulations
contained in the Rosemead Code,
modifying allowed uses and development
standards for each zone to facilitate
development that will achieve the vision
and objectives for the corridor. The
limitations of the corridor’s existing
zoning are clearly seen in the state of
Garvey Avenue today, where the
upgrading of parcels over time that would
normally be expected for a developed
urban area like Garvey Avenue has not
occurred. The nearly 27 acres of vacant

land indicate that Garvey Avenue’s
development  potential has  been
challenged.

The Garvey Avenue Specific Plan rezones
the entire Specific Plan area and
establishes four new zoning districts with
targeted new development standards that
offer clear guidance for the types of
development that can, over time,
transform the Garvey Avenue corridor
into a new kind of place that is vibrant,
livable, and neighborhood-oriented. The
new Specific Plan zoning districts are set
forth in Table 3.1 and shown on the new
Zoning Map in Figure 3.1. The purpose of
the guidelines and standards for each of
the new zoning areas are outlined on the
following pages.

A standard is objectively measured
and focused. Adhering to a standard is
required. Common design standards
include building setbacks, heights, etc.

A guideline strongly suggests or
recommends a desired design or form
but it allows for interpretation.
Adhering to a guideline is advocated

but not required. Common design
guidelines include color palettes,
roofline shapes, etc.

Shall versus Should
“Shall’” denotes a mandatory
requirement.
*“Should” denotes a guideline or
recommendation.

Table 3.1 Garvey Avenue Specific Plan Zoning Districts and Land Uses

Zoning District Label Zoning District Name Allowed and Expected Land Uses

GSP-OS/P
GSP-R/C

GSP-MU

Garvey Avenue Specific Plan, Open Space/Parking
Garvey Avenue Specific Plan, Residential/Commercial
GSP Garvey Avenue Specific Plan

Garvey Avenue Specific Plan, Incentivized Mixed-Use

Open Space, Parking

Residential, Commercial, Public, Open Space
Commercial, Public, Open Space

Mixed-Use, Commercial, Public, Open Space
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Figure 3.1 Zoning
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