CHAPTER 3 – PLANNING FRAMEWORK

CHAPTER 3.0
PLANNING
FRAMEWORK

This Section provides an overview of the public outreach
activities and policy framework that have influenced the
development of the Route 66 Corridor Specific Plan. In
addition, this Section delineates the Planning Factors, Guiding
Principles, and Objectives that form the foundation of the
Specific Plan’s land use plan, development standards, design
guidelines, and other provisions.

3.1 PUBLIC OUTREACH
AND COMMUNITY INPUT
A primary objective of the Route 66 Corridor Specific Plan
planning process is to establish a policy and regulatory
document grounded in community participation and input. To
this end, a number of opportunities for public input were offered
to City residents, business and property owners, developers, and
other interested parties.
The outreach activities experienced
consistent attendance by property owners, local businesses, and
the community. The various workshops and meetings assisted in
the development of the policy framework for the Specific Plan.
The following public outreach activities were held throughout the
Specific Plan development process:
City Council Scoping Session (City Council Workshop
#1)  July 9, 2002. An initial public meeting was held
to primarily receive input from the Glendora City
Council. The intent of the session was for the City
Council to define their expectations pertaining to the
Route 66 Corridor Specific Plan and to review and clarify
the Route 66 Corridor Specific Plan scope of work and
schedule.
Property and Business Owners Workshop #1  July 29,
2002. The first of two workshops was held with the
property and business owners to accomplish the following
objectives: 1) provide an overview of the project; 2)
review previous studies along the Route 66 Corridor;
and, 3) listen to and document issues, goals, priorities for
the Route 66 Corridor.
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Community Workshop #1  August 1, 2002. The first
of two workshops was held for the Glendora community
to accomplish a number of objectives, including: 1)
provide an overview of the project; 2) discuss previous
studies in the corridor; 3) conduct a visual preference
survey to determine preferred streetscape amenities and
architectural treatments; and, 4) listen to and document
issues, goals, priorities for the Route 66 Corridor.
City Council Update (City Council Workshop #2) 
December 10, 2002. A public meeting was held with the
City Council to provide an update on the progress of the
Route 66 Corridor Specific Plan process. The meeting
was organized into two sections: 1) “What we’ve
Done…” (focusing on Public Outreach Activities to date,
Land Use Analysis , Urban Design/Streetscape, Design
Guidelines, and the Parking Study); and, 2) “What is Still
Ahead…”
Property and Business Owners Workshop #2  March
20, 2003. The second of two workshops for property and
business owners was held to review and elicit comments
pertaining to the following: economic/market analysis;
draft land use concepts; urban design/streetscape
concepts; and design guidelines concept.
Community Workshop #2  March 27, 2003. The
second of two workshops for the Glendora community
was held to review and elicit comments pertaining to the
following: economic/market analysis; draft land use
concepts; urban design/streetscape concepts; and design
guidelines concept.
City Council Workshop (City Council Workshop #3) 
April 29, 2003. A public meeting was held to present
and receive comment from the City Council and the
community on the framework for the Route 66 Corridor
Specific Plan. The direction received from the meeting
provided the structure for preparing the Public Review
Draft of the Route 66 Corridor Specific Plan.
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Specific Plan Review Committee  July 2003. A Specific
Plan Review Committee, consisting of members
appointed by the City Council was formed to review and
comment on the initial Draft Specific Plan. The Specific
Plan Review Committee evaluated all components of the
Specific Plan and compiled a consolidated report for
review by the City Council.
Planning Commission Public Hearing  Date to Be
Determined. A public hearing was held with the Planning
Commission to receive recommendations and conditions
on the Public Review Draft of the Route 66 Corridor
Specific Plan.
City Council Public Hearing  Date to Be Determined.
A public hearing was held with the City Council to
approve the Public Review Draft of the Route 66 Corridor
Specific Plan.

3.2 SPECIFIC PLAN
POLICY FRAMEWORK
The Route 66 Corridor Specific Plan policy framework provides
the primary policy guidance for the Specific Plan. All future
development and redevelopment within the Route 66 Corridor
Specific Plan area shall be consistent with and take guidance
from the Principles and Objectives as expressed in this Section.
The Policy Framework for the Route 66 Corridor Specific Plan is
organized into the following sections:
Specific Plan Planning Factors:
Identifies the
opportunities and constraints that influence and
contribute to the successful implementation of the Route
66 Corridor Specific Plan.
Specific Plan Guiding Principles: Provides the broad
principles that future development and redevelopment in
the Specific Plan area shall implement
Specific Plan Objectives: Provides more explicit policy
statements that implement the Specific Plan’s Guiding
Principles.
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SPECIFIC PLAN “PLANNING
FACTORS”
A number of opportunities, constraints, issues, concerns, and
positive and negative attributes – planning factors – exist that
influenced the development of the Route 66 Corridor Specific
Plan. Planning Factors that contribute to the ultimate policy
actions of this Specific Plan. The sources of these planning
factors include: recommendations made by the Alosta Corridor
Committee; input received by the community and the City
Council during workshops on Route 66 (see above); and
observations and analysis made throughout the Route 66
Corridor Specific Plan process.
These planning factors, although not an exhaustive listing, form
the policy foundation of the Specific Plan, seeking to optimize
the consistency between the Specific Plan’s policy direction and
the regulations and standards contained within. Throughout the
initial stages of the planning process for Route 66, the following
primary Planning Factors have been identified for the Route 66
Corridor Specific Plan:
Planning Factor: A significant body of work was
generated under the guidance of the Alosta Corridor
Committee – with recommendations on property
acquisition, land use, rehabilitation assistance, business
attraction, business retention, streetscape, and
environment – that forms a strong foundation for the
Route 66 Corridor Specific Plan.
Planning Factor: The recent completion of Highway 210,
the planned expansion of Azusa Pacific University and
Citrus College, growing household income, and
strengthening community and political will to improve the
Route 66 Corridor offer a base of momentum that can
broaden the opportunities for economic and physical
development within the Route 66 Corridor Specific Plan
area.
Planning Factor: Many distinctive character areas exist
within the Route 66 Corridor Specific Plan that require
tailored land use and urban design treatments to
optimize their potential and most effectively respect the
existing character unique to Glendora.
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Planning Factor: Since Glendora is a community that is
largely “built-out” and the Route 66 Corridor Specific
Plan is an area that includes many small, shallow parcels,
economic development and revitalization must be
achieved through creative approaches that seek to
optimize the potential of already “urbanized” land.
Additionally, several areas within the Route 66 Corridor
Specific Plan area exist that are underutilized, providing
opportunities for parcel assemblage.
Planning Factor: Growth trends indicate that the City of
Glendora grew slowly from 1990 to 2000, and future
projections from Southern California Association of
Governments indicate that the City’s population,
households and employment are projected to grow only
slightly by 2010.
Planning Factor: The residents of Glendora strongly
desire increased dining and family entertainment
opportunities within the City; creating the market to
support these amenities is a key challenge within the
Route 66 Corridor.
Planning Factor: From a regional perspective, the
development potential (especially in terms of retail) of the
Route 66 Corridor Specific Plan area is challenged by
two primary attributes: 1) it’s lack of access and visibility
from I-210; 2) inadequate demand existing in the area to
support significant new retail at the present time (i.e. the
volume of households, employment, nearby college
population and visitors is not significant enough to attract
larger community type anchor stores or large chain
restaurants).
Planning Factor: Future plans of the Los Angeles County
Metropolitan Transportation Authority will include the
eastward extension of the Gold Line light rail transit
system with a transit station in Glendora, (at the former
railroad station site) providing unique development
opportunities in the vicinity of the potential station.
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Planning Factor: Public and private development within
the Route 66 Corridor Specific Plan area must be
respectful of existing adjacent neighborhoods to ensure
compatibility and minimize negative impacts to residential
stability.
Planning Factor: Notable opportunities to improve the
aesthetics of the architecture and streetscape within the
Route 66 Corridor Specific Plan area exist, which may
contribute to enhanced economic development potential,
improved sense of place, heightened community pride,
and a more inviting environment for visitors.
Planning Factor: Recognizing that public resources must
be distributed for optimal cost-benefit to the community,
public investment in a renewed streetscape environment
must leverage an image that supports the traditional
character of Glendora while promoting a positive identity
and serving as a catalyst for private reinvestment.
Planning Factor: With the growing need for a variety of
housing choices to accommodate a diverse range of
income groups within the community, the Route 66
Corridor Specific Plan area should offer opportunities for
new housing (to meet goals in the Housing Element and
to comply with State mandates) and enhancing the
condition of existing affordable housing (such as mobile
home parks located along Route 66).
Planning Factor: The infrastructure system within the
Route 66 Corridor Specific Plan area must be adequate
to support future development and, therefore, the Route
66 Corridor Specific Plan land use buildout assumptions
must take into account the need for corresponding
infrastructure to support future development.
Planning Factor: Grand Avenue and Glendora Avenue,
two key corridors between Highway 210 and Route 66,
serve as economic nodes connecting regional and local
markets and to provide north-south gateways for the City.
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Planning Factor: Traffic speed is a greater concern than
traffic congestion with the Route 66 Corridor Specific
Plan area; therefore traffic calming and enhancing the
pedestrian-orientation and safety of streets in the area is
important to the community.
Planning Factor: A functional and physical disconnect
exists between the Village and Route 66 that limits the
economic development synergy that could occur between
these two areas.
Planning Factor: While parking is not a primary issue in
the Route 66 Corridor Specific Plan area, opportunities
exist to optimize the future supply of parking through
strategic management, such as the promotion of
shared/joint-use parking, parking in-lieu fees, and other
progressive parking management programs; the design
of parking areas should always factor in pedestrian safety
and aesthetics.
Planning Factor: The development review and approval
process employed in the City could benefit – both from a
timing and human resources standpoint – from the
integration of discretionary review and incentives, as well
as adopted design guidelines to provide applicants with a
reference for the quality of development expected by the
City of Glendora.
SPECIFIC PLAN GUIDING
PRINCIPLES
The following Guiding Principles provide the foundation for
Chapter 4: Development Plan and Chapter 6: Land Use and
Development Regulations of the Route 66 Specific Plan, and are
intended to serve as a benchmark for the analysis of future
proposals and design concepts to determine if they are
supportive of the spirit and intent of this plan.
Guiding Principle 1.0: Increase and maintain an
increased daytime employment and residential
population.
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Guiding Principle 2.0: Coordinated land use, urban
design, transportation, and infrastructure planning.
Guiding Principle 3.0: Embracing flexible and diverse
land uses that foster economic development opportunities
for the Glendora community and contribute to a growing
presence in the regional marketplace.
Guiding Principle 4.0: Retention and expansion of
existing businesses while accommodating the recruitment
of new businesses
Guiding Principle 5.0: Improved pedestrian accessibility,
vehicular access, and parking to establish safety and
comfort throughout the Route 66 Corridor Specific Plan
Area.
Guiding Principle 6.0: Enhanced streetscape and public
amenities throughout the Route 66 Specific Plan Area.
Guiding Principle 7.0: Tailored land use regulations and
design guidelines, and streamlined development review
process, to encourage high quality development and
rehabilitation.
Guiding Principle 8.0: Improved visual and functional
linkages between Route 66 and the Village, Grand
Avenue and Glendora Avenue
Guiding Principle 9.0: Identification of areas of priority
development and property assemblage opportunities to
serve as economic development catalysts.
Guiding Principle 10.0: Coordinated and focused
change rather than “remove and replace” transformation
to enhance sense of place and promote aesthetic
improvements.
Guiding Principle 11.0: Planning policy for future
development that is respectful of the historic character of
and community vision for Glendora.
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SPECIFIC PLAN OBJECTIVES

The following Specific Plan Objectives are intended to support
the goals and policies of the Glendora General Plan,
implement the Guiding Principles identified above in this
section, and further the overall spirit and intent of the Route
66 Specific Plan:
Land Use Objectives

Specific Plan Objective LU-1: Establish incentives to
encourage private investment in the Route 66 Corridor.
Specific Plan Objective LU-2: Establish land use districts
that create unique character areas within the Route 66
Corridor.
Specific Plan Objective LU-3: Establish land use districts
that encourage high quality development responsive to
market demands and Glendora community objectives.
Specific Plan Objective LU-4: Establish land use
regulations that support increased pedestrian activity in
key focus areas.
Specific Plan Objective LU-5: Coordinate land use
planning with transportation and infrastructure planning.
Specific Plan Objective LU-6: Develop incentives to
encourage the reuse of underutilized land.
Specific Plan Objective LU-7: Provide specific
requirements that enhance public amenities for new
development, rehabilitation, and redevelopment.
Specific Plan Objective LU-8: Maximize neighborhood
retail development opportunities to capture demand and
compliment other land uses.
Specific Plan Objective LU-9: Allow a mix of residential
land uses.
Specific Plan Objective LU-10: Allow for mixed-use,
residential, and commercial development.
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Specific Plan Objective LU-11: Allow a mix of land uses
to capitalize on the market potential from neighboring
college and university.
Specific Plan Objective LU-12: Encourage office and
business park development.
Circulation, Parking and Transportation Objectives

Specific Plan Objective CIR-1: Ensure
pedestrian mobility, safety, and comfort.

improved

Specific Plan Objective CIR-2: Ensure potential
transportation impacts of the Route 66 Corridor Specific
Plan are identified and mitigated to the greatest extent
feasible.
Specific Plan Objective CIR-3: Ensure vehicular traffic
Level of Service (LOS) within the Route 66 Corridor
Specific Plan area does not exceed adopted citywide
standards.
Specific Plan Objective CIR-4: Establish a correlation
between compact, mixed-use development in high activity
locations and access to existing and planned
transportation modes.
Specific Plan Objective CIR-5: Introduce traffic calming
techniques to improve pedestrian-orientation, aesthetics,
and safety.
Infrastructure Objectives

Specific Plan Objective INF-1: Ensure infrastructure
capacity within the Route 66 Corridor Specific Plan area
meets future demands.
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Environmental Objectives

Specific Plan Objective ENV-1: Ensure potential
environmental effects of the Specific Plan are mitigated to
a less than significant level where feasible.
Specific Plan Objective ENV-2: Adopt a program-level
environmental clearance document to utilize in
subsequent development within the Route 66 Corridor
Specific Plan area.
Specific Plan Objective ENV-3: Establish methods ands
strategies for the conservation of resources, including
water use and drought tolerant landscaping.
Urban Design Objectives

Specific Plan Objective UD-1: Establish a “sense of place”
through quality site design, architectural design and public
improvements.
Specific Plan Objective UD-2: Encourage the development of a
design context for private development that reflects 40’s and
50’s nostalgia, art deco design, craftsman design and the citrus
industry heritage of the community.
Specific Plan Objective UD-3: Ensure new development is
designed in the context of the historic character of Glendora.
Specific Plan Objective UD-4: Establish a streetscape
program using signage, street furniture, entry statements,
and other visual amenities that conveys the traditional
character of Glendora, withstands the test of time, is costeffective, and achieves a stronger community image and
identity.
Specific Plan Objective UD-5: Create gateway design
treatments that establish entry statements at key high
activity locations.
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Specific Plan Objective UD-6: Adopt design guidelines
that are applicable to new development, rehabilitation,
and redevelopment.
Implementation and Administration Objectives

Specific Plan Objective IMP-1: Establish a tier-review
process for discretionary development application review
to streamline the approval process.
Specific Plan Objective IMP-2: Utilize Environmental
Impact Report as the primary tiering clearance document
to streamline additional project-level environmental
reviews.
Specific Plan Objective IMP-3: Incorporate incentivebased standards, such as fee assistance for plan check
and density/intensity bonuses for the provision of
specified amenities, mixed use development, or high
quality residential design.
Specific Plan Objective IMP-4: Integrate design
guidelines within the design review process to streamline
discretionary review.
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