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July 4, 1987

Honorable Mayor and City Council
Chairman and Members of the Planning Commission
City Manager James M. Rez i

Ladies and Gentlernen;

The Planning Division is pleased to submit for your consideration a revision to the 1990
Land Use Element. This revision is necessary as a result of the City Council’s adoption
of the Land Use/Zoning Consistency implementation program in 1986 which involved
major City-wide zone changes, adoption of a new zoning ordinance, and several Land Use
Plan amendments, The revision alse reflects all Land Use Element amendments and zone
changes adopted by Council singe 1977,

The Land Use Element is the primary element in the series of Comprehensive General
Plan Elements mandated by the State of California. The purpose of this element is mani-
fold in that it provides direction to the future physical, social, environmental, and
economic activities of Glendale’s population and designates the desired general distribu-
tian, location and extent of the significant uses of the land.

The City of Glendale and its citizens can take great pride in the fact that the City has
maintained its status as one of the finest residential communities in California. Glendale
has developed a diversified industrial base and achieved a leadership role in becoming a
regional hub of commercial and financial activity.

The continued implementation of the Land Use Element will ensure Glendale's future
growth and prosperity. While the element advocates a moderate growth policy, the
primary aim is 10 achieve this end within the context of providing the community envi-
ronmental protection of the highest quality.

Gerald J. Jamritka, A 1CP.
Director of Plarkning



CITY COUNCIL RESOLUTION NO. 20,938

WHEREAS, The City Council has conducted noticed public hearings pursuant to the provisions of
Section 3107 of the Glendale Municipal Code and Chapter 3, Title 7 of the Government Code of the State
of California; and

WHEREAS, The City Council has accepted proposed General Plan Amendment Nos. 84-1, 85-1, 85-3,
and 86-1 as they relate to the Land Use/Zoning Consistency Program; and

WHEREAS, the City Council has reviewed and considered all materials, communications, public
testimony, maps and exhibits of current record on said General Plan Amendments; and

WHEREAS, The City Council has found subject General Plan Amendments 10 promote and protect the
public health, safety, comfort, convenience and general welfare of the citizens of Glendale;

NOW, THEREFORE, BE IT RESOLVED by The Council of the City of Glendale that the Land Use
Element Map of the General Plan is hereby amended as shown in the official City section sheet atlas entitled
1986 Amendments 1o the Land Use Element Map of the General Plan, Glendale, California.” Said official
City section sheet atlas is on file in the Planning Division office and by this reference made a part hereof,

Adopted this 25th day of March, 1986,

JerBld F. Milnef, May;ﬁ‘W

ORDINANCE NOD. 4720

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF GLENDALE:

SECTION 1. A new official City-wide Zoning Map entitled “1986 Zoning and Height District Map,
Glendale, California” is hereby adopted in connection with the Land Use/Zaning Consistency Program. Said
official City section sheet atlas is on file in the planning division office and by this reference made a part
hereof. Said official Zoning Map hereby supersedes and replaces the “1954 Use and Fire Zoning Map,
Glendale, California’ as amended,

Pasted by the Council of the City of Glendale an the 25th day of March, 1986.

erold F. Milner, Mayor
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INTRODUCTION
Program Objective

The primary objective of the Land Use Element is 10 devel-
op a long-range. plan for the City of Glendale which will
provide a comprehensive analysis of current and future land
use requirements, economic feasibility, environmental im-
pacts, and implementation techniques. This plan represents
one application of the goals of Glendale's citizens insofar
as those goals relate to the use of publicly and privately
owned land. This Element, together with the adopted Cir-
culation and Scenic Highways Elements, Community Facili-
ties Element, Seismic Safety and Safety Elements, Housing
Element, and Open Space, Recreation and Conservation
Elements, comprise the City of Giendale's Comprehensive
General Plan.

An additicnal objective is the nead to comply with the
State Planning Law contained within the Government Code
of the State of California.

State Mandate
Section 65302 reads, in part, as follows:

"“The General Plan shali consist of a statement of devel-
opment policies and shall include a diagram or diagrams
and text setting forth objectives, principles, standards,
and plan proposals, The Plan shall include the follow-
ing elements:

(a) A land-use element which designates the proposad
general distribution, and general location and extent of
the uses of the land for housing, business, industry, open
space, including agriculture, natural resources, recreation,
and enjoyment of scenic beauty, education, public build-
imgs and grounds, solid and liguid waste disposal facilities,
and other categories of public and private uses of land.
The land use element shall include a statement of the
standards of population density and building intensity
recommended for the various districts and other terri-
tory covered by the plan. The land use element shall
also identify areas covered by the plan which are subject
to flooding and shall be reviewed annually with respect
1o such areas.”

Planning Approach

The Land Use Element is the maost traditional of the General
Plans Elements and has developed, over time, 1o contain
policies concernad with the future allocation of land as well
as background and historical data necessary for an under-
standing of the current distribution of land uses within
the City.

Traditional divisions of land use by function {i.e., residential,
commercial, industrial and public) will be followed in this
elerment. The approach to determining the allocation of the
land uses that are found to be desirable was four-fold, as
illustrated in the fallowing figure

FIGURE 1

PLAN FRAMEWORK

EXISTING
COMMUNITY AND

REGIONAL
NETWORK

ECONOMIC :
FEASIBILITY I '

Each of the four outside “"spheres” represents a complex of
constraints within which the land use element was formulat-
ed, Efforts have been made to balance the natural conflicts
which arose between the wvarious constraints, so that the
resultant plan represents a well balanced design for gquiding
the future growth of Glendale,

This plan is not one which reflects a desire to maintain the
status quo, but rather evidences a need to foster quality
growth and change which will work for the benefit of the
total community. Rampant growth, in terms of population
increase, is not fostered in this plan,

Perspective

In 1928, Glendale had one of the nation's first land use
plans which was completed by Harland Bartholomew and
Associates and entitled Comprehensive City Plan, Glendals,
Cafifornia  This plan, which provides a background for
decision-making in the 1920's, was never adopted and soon
becarme outdated due to the rapid advances in construction
and transportation technology as well as ¢hanges in the
pattern of population growth.

It was, howewver, nat until 1949 that another land use survey
was authorized, Although the 1949 survey provided a data
base, it did not lead to the development of 3 master plan of
land use for the City of Glendale.

In 1954, new interest in a land use plan was expressed and

~ studies were completed by 1957. The land use report and

plan recommendations were completed in August, 1957,
and presentad to the Planning Commission and City Council
in December, 1959, The subject report was entitled Land
Use, City of Glendale: Report on Land Use Survey, Master
Plan of Land Use. |n March, 1960, the Planning Commission
recommended approval of the plan which was subsaguently
adopted by the City Council in June, 1960,

During this time, 1954-1980, the Planning staff, Planning
Cammission and City Council were actively pursuing other
needed plans for the City of Glendale. These included:
Library Plan of La Crescenta Area (1957); Fire Station Plan



of La Crescenta Area (1957); Off-street Parking Plan (1957);
Flood Controf Plan (1358); Street Deficiency Plan (1960);
and Civic Center Plan {1960/,

Even after the adoption of the Master Plan of Land Use in
1960, changes to the Glendale landscape and pressures for
growth necessitated changes and modifications to the plan.
In 1962, studies began on necessary changes resulting from
the adoption of the Ventura Freeway route. Anew land use
survey was completed in 1965 and reported in the publica-
tion entitled Land Use in Glendale. A Highway Elementwas
adopted in 1966. During March, 1968, Victor Gruen Asso-
ciates completed their study of the Verdugo Mountains,

In October, 1968, a Rewsed Land Use Plan and Highway
Plan was adopted. These plans reflected a number of needed
adjustrments as follows: incorporation of the concepts of
the Verdugo Mountains Study. the Ventura Freeway route;
expansion of the Central Business District (CBD); expansion
of the "high density residential” belt arpund the CBD; re-
duction of the natural reserve areas of the San Rafael Hills;
and the areas annexed to the City since 1960,

Mo other revisions were finalized until November and De-
cember of 1971, when the San Rafael Hills Development
Plan and Sou thwest Glendale Community Plan, respectively,
were adopted; and more recently the North Glendale Com-
minity Plan adopted in June, 1974,

The first of a series of long-range elements, the 7220 Open
Space, Conservation and Recreation Elements of the Com-
prehensive Genaral Plan were completed in the first half of
1971 and adopted by the City Council on July 11, 1972,
The Houwsing, Seisrnic Safety, Safety and Community Fa
citities Efements were adopted in 1975 as recent additions
to the City's Comprehensive General Plan,

Thus, prior to the adoption of the Land Use Flan in 1977,
the Comprehensive General Plan of the City of Glendale
consisted of the following elements: Land Use (1968);
updated for Morth Glendale (1974), San Rafael Hills Area
{1271) and Southwest Glendale {197 1); Circufation (1968);
Open Space, Recreation and Conservation (1972), Housing
(1975); Seismic Safety (1975); Safety (1975); and Com-
munity Facifities (1975). With regard to the Land Use
Element, one background report, Glendale Industry, was
published by the Planning Division in 1974,

Preparad in coordination with the Land Use Element were
the Circufation and Scenic Highway Elements of the Com-
prehensive General Plan, which were adopted on March 2,
1976, by the City Council.

Thus, although many amendments have been made to the
1960 Master Plan of Land Use, this is the first comprehensive
look at the totality of the City's land use pattern in fifteen
years.

Since the adoption of the 1977 Land Use Plan, several ele-
ments have been adopted, including the Historic Preserva-
tion Element (1977), the Moise Element (1978), and a
revised Housing Efement (1984),

Relationship to Other Plans

The State prepared guidelines provide an understanding of
the inter-relationships of various elements:

“In differing degrees, all of the elements of the general
plan will contain policies and proposals which relate to the
land use element. The land use and circulation elements
are almost inseparably related. The nature, routing and
design of circulation facilities are among the major deter-
minants of the form of human settlement and of the uses
of the land. Conversely, land uses create demand for
circulation facilities.”

" The safety and seismic safety elements provide information
and policies regarding natural and man-made hazards which
need to be recognized in the land use element, Together
with the open space element, they define lands to be resery-
ed in a natural state and other lands for urban purposes or
for production of food, fiber or minerals. Considered along
with the conservation element, they define criteria and
standards and identify programs needed 1o control the
impact of man’s activities on the natural environment,”

The concurrent preparation of the Circuiation Elernent with
the Land Use Element emphasizes the City of Glendale's
recognition of the strong relationship between the two. In
addition, the Land Use Element was prepared with full
knowledge and comprehension of the recommendations of
the Seismic Safety, Safety. Open Space, Conservation, Re-
creation, Housing, and Cormmunity Facilities Elements of
the Glendale General Plan,

Plan Organization

Aside from the introductory material, this plan is organized
into five rather distinct but related sections. Goals and
Summary of Findings consists of a statement of assump-
tions about the future, citywide goals and objectives and
a summary of findings, The identification of the significant
land use issues addressed in the Land Use Elerment occurs in
this important section,

The second section, The Land Use Plan, presents the recom-
mended plan for land use within the City of Glendale for
1990. This section includes suppart material on population
density and dwelling unit density standards.

Implementation measures and program recommendations
comprise the third section of the report, listing the alterna-
tive methodologies by which the goals of the Plan can be
achieved,

The fourth and largest section, Research and Analysis, con-
tains the technical data upon which the recommendations
and programs of the second section are based. This back-
ground information deals with such topics as the Glendale
Land Use Information System (G LIS) the present allocation
of residential, commercial, industrial, public and semi-public
land uses; an analysis of the capacity of existing facilities,
i€, streets, sewers, water, storm drains and electricity; an
analysis of the physical setting and the limitations on land
use; an analysis of population growth and trends; the effects
of population growth on other community factors; and the
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identification of zones of seismic activity. The infarmation
presented deals with the City at two levels where possible;
an a Citywide basis and on a community or special district
basis. For the purpose of a community comparison, the
City has been divided into nine communities as follows:
Central Glendale, Southwest Glendale, Southeast Glendale,
West Glendale, East Glendale, Verdugo Mountains, Verdugo
Canyon, North Glendale, and San Rafael Hills.

Significant lssues

While many issues are raised within the context of this
glement and many solutions and solution alternatives are
proposed, the General Plan Guidelines of the State of
California require the identification of land use issues as
an item to be included in the Element, The issues relating
to land use are varied and complex, not all of the issues
can be separated and itemized. The purpose of the fallow-
ing lists is to focus on the most readily identifiable land use
issuas facing the City of Glendale:

® The question of zoning distribution and appropriateness
of various zoning categories. (Inadequacies in the current
distribution are discussed throughout the report, in each
community and by land use category., [n particular,
Section F through | in Chapter ¥ should be noted.]

® The question of limited or controlled growth, no-growth
or uncontrolled growth, (See Section D in Chapter W.)

® The gquestion of geographic and geologic restrictions on
development. (See Section C in Chapter V.)

® The question of conformance between the Land Use
Element and actual land use. (See Chapter [11.]

® The question of permitting, prohibiting or encouraging
mixed uses, (i.e., commercial-industrial or residential-
commercial). {See Chapter 1V.)

@ The guestion of the provision of developmental services
{i.e., parking, utilities, street improvements, etc.). (See
Chapter [V.)

@ The guestion of the reallocation of developed land for
differing uses through private and public redevelopment,
{See Chapter 1V.)

@ The question of increased or decreased regulation of
development. (See Chapter [V.)

As indicated, while these issues underlie many guestions
and statements discussed in the Element, they may be far
from inclusive. They represent, however, the variety of
issues the Land Use Element addresses, and are more fully
discussed in the following chapters,

A, program revising the zoning map and the zoning ordinance
was adopted on March 25, 1986, The program was known
as the Land Use/Zoning Consistency Program, The goal of
the program, consistency between the zoning map and the
land use map, was achieved. |n conjunction with the pro-
gram, the zoning ordinance was revised and updated, Al-
though consistency between the zoning map and the land
use map has been achieved, the basic land use issues continue
to remain fundamentally the same,
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GOALS AND SUMMARY OF FINDINGS
A. BACKGROUND

Every elemeant of a general plan containg certain recom:-
mendations for change in direction or policy that the
governmental jurisdiction musl take to effectuate the de-
sign set forth in the plan. Those recommendations must
lead to the accomphshment of specific obiectives, and
collectively to the goals they repreésent if they are 1o be
meaningful 1o the community they are intended to serve,

The community’s response to a city wide gquestionnaire
was reviewed, analyzed and tormulated into twenty-four
“suggested goals.” These goals were reported in Goals for
Glendale; a Background Report Mot all the goals devel-
oped from the 8,084 responses received by the City were
sutficiently general to be termed “goals™ within the context
of this Element, Since the attitudes surveyed did not en-
compass all areas of investigation covered by this plan, the
development of additional goals were necessary. In this
context, the goak developed by the Chamber of Commerce
throwgh its Goals Program, subsequently approved by the
Glendale City Council in QOctober 1972, and adopted in
MNovember 1973, have also been considered in the develop-
ment of goals for the Land Use Elernent,

While these goals for the Land Use Element reflect the
expressed desires of the citizens of Glendale, they must
also recognize a number of basic assumptions concerning
Glendale, its future and its environs,

B. ASSUMPTIONS

The Land Use Element proposals. being long-range, are
based upon certain assumptions about the future, The
following assumptions are based on reasonable expecta-
tions evident at this point in time, The degree to which
reliance on these stated assumptions will effect the land
use pattern, should the anticipated events not accur, will
vary depending on the significance of each assurmption.

@ A majority of the currently undeveloped private land area
within the Verdugo Mountains will remain undeveloped
through 1980,

® Partions of the unicorporated territory in the La Cres-
centa Valley will continue to annex to the City of
Glendale throughout the tme frame of this plan,

@ A bhalanced rapid transit system consisting of various
transportation modes will be completed by 1990, and
will connect the Glendale Central Business District (CBD)
with the Los Angeles CBD and various points within
the San Fernando Valley.

@ The City will continue to provide power for all existing
customers and will, through conservation practices, ac-
quisition of new energy sources, and dewelopment of
new technology, be able to accommodate reasonable
growth of population, commerce and industry,

@ With the completion of State Route 2 Freeway, the
traffic on Canada and Verdugo Boulevard will be sub-
stantially reduced.

® Emplayment opportunities for Glendale residents will
increase within the City of Glendale through 1990, but
substantial employment for Glendale residents will con-
tinue 1o occur outside the City timits,

& Population projections are based on the area contained
within the City boundary on the date this pian was
prepared and would be modified by annexations,

@ The plans for neighboring jurisdictions will be imple-
mented 1o the extent feasible by 1990 - in any case,
no development adverse to any adopted plan will acour.

Within the framework of the various assumptions outlined
abowe and the goals developed from the citizen participa-
tion process, a comprehensive series of goals have been
developed. These goals, while seemingly gencral, will be
provided with a greater degree of specificity in the imple-
mentation section, wherein specific means to achieve these
goals are provided.

C. GOALS

The Land Ise Element of the General Plan is based on a
series of goals which indicate the purpose served by plan-
ning in Glendale. The plan proposals and implementation
measures are devices 1o achieve these goals,

General

Effectuate a3 moderate growth policy for the City of Glen-
dale consistent with community needs, available services
and the environment.

Reinforce Glendale’s image and community identity within
the greater Los Angeles area metropolitan complex.

Form an urban environment which will provide for residen-
tial diversity and opportunity.

improve the livability of the total community for all Glen-
dale residents as expressad in living, working and shopping
areas, as well a5 community facilities,

Promote development and improvement within the commu-
nity capitalizing on the location of, and access to, Glendale
as adjacent to the regional core,

Establish a basis for discussion and policy formulation
concerning problems of physical development,

Provide for measures to prevent the loss of life, injury,
and economic dislocation resulting from fire, fiood, and
geclogic hazards.




Provide opportunities for coordinated as well as designed
expansion of desirable commercial and industrial uses adja-
cent to areas where such expansion is in conformance with
the goals of this plan,

Residential

Foster stability and a high degree of continued maintenance,
both private and public, within Glendale's various residential
neighborhoods,

Promate the revitalization or, if necessary, the replacement
of deteriorating neighborhoods,

Safeguard residential neighborhoods from intrusion of in-
compatible and disruptive uses,

Support the creation of higher density residential develop-
ment and alternative forms of medium and high density
housing in those areas best suited from the standpoint of
accessibility, current development, community organization,
transportation and circulation facilities and economic fea-
sibility.

Provide opportunities for a diversity in housing sty les for all
economic segments of the community.

Commercial

Promote an aggressive and positive attitude toward pro-
viding improved retail facilities within Glendale in the form
of unified, convenient and functional commercial facilities
scaled 1o the needs and the economic potential of the
various community areas.

Continue to emphasize within the framework of regional
economic growth improved commercial activities within
the Central Glendale area,

Improve the economic situation and the visual image of the
present semi-commercial development found along several
of Glendale’s major streets.

Encourage high rise office use within or adjacent to regional
commercial centers,

Industrial
Encourage moare intensified development of industrial areas,

Provide for an expanded industrial base by providing areas
for compatible industries to relocate in Glendale,

Provide for the improverment of existing industrial districts
through the addition of parking facilities, visual amenities,
and the elimination of incompatible influents and blight.

Phase out residential developments in industrial districts.

Circulation

Insure that existing development is provided with adequate
and safe streets.

Frovide adequate streets in advance of development capable
of accommodating traffic associated with proposed uses,

Promate adequate public transportation within the City
limits and within the regian.

Develop clusters of uses which will facilitate the devel-
opment of public transportation networks, decreasing
dependence on the automobile,

Community Facilities

Promote the development of parks and other recreation
facilities in accordance with the adopted plan,

Provide opportunities for cultural growth, enhance the level
and quality of community services and facilities, and im-
prove accessibility to them,

Expand opportunities for the provision of needed social
sarvices by both public and service organizations.

Capitalize on the cultural resources and facilities of Glendale
and the greater Los Angeles area to provide maximum cul-
tural, historical, recreational and entertainment opportunities
1o residents.

Broaden the tax base with emphasis on increasing Glendale’s
assessed value and retail sales in order to provide necessary
facilities and services.

Provide opportunities for the expansion of revenue produc-
ing industrial and commercial establishments within the
parameters of other community goals.

Policy Concepts

Essential 1o 8 master plan for land use is the acceptance of
basic policy concepts which underlie the plan‘s goals and
form the precepts for rational decision making, The policy
of this plan is presented below, others which may be dis-
cussed in the plan follow from the basic policy concepts,

® Glendale’s government and business community will
continue 1o expend a high level of effort to improve its
competitive situation with respect to retail trade, This
policy will benefit the City by offering residents a wider
variety of merchandise and services through the creation
of an improved tax base and an increased level of retail
sales tax revenue,

® Glendale government in cooperation with the building
industry and concerned community organizations will
encourage an orderly and moderate increase in residen-
tial densities in areas where adequate services can be
provided, particularly 1o take advantage of access to
cultural, employment, shopping, and public transporta-
tion opporutnities. This policy recognizes that some
areas will more readily be suitable for conversion to
higher densities than will gther areas.
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THE LAND USE PLAN

The Land Use Element reflects moderate growth for the City
of Glendale utilizing land management corcepts. The under-
Iying precept of land management programs is the direction
of growth and development in 2 compatible spatial relation-
ship in order 10 mini™ize adverse impacts on the commu-
nity, This Land Use Plan provides for a redistribution of
land use classes located for mutual interest and benefit.
The Land Use Element Map ({located in pocket inside back
cover) includes all amendments 1o date. The plan incorpor-
ates conservation and recreational uses in the mountainous
regions, preservation of single family neighborhoods (in-
cluding planrned residential and/or cluster development);
increased accessibility to recreational facilities and com-
merce; a sequential development program for improved
public services and facilities commensurate with need; a
wiable distribution of housing densities, specialized com-
mercial centers that reflect attractability and function and,
industrial districts which recognize Glendale's locational
advantages in the region relative to transpartation corridors,
Growth anticipated in this plan reflects development trends
which have been occurring in Glendale since the early
1950's,

Fundarmental to the Land Use Plan is the methodology in-
wvolved in achieving the desired goals and objectives. To
attain these goals in an orderly, planned fashion, it is re-
commended that development be phased over the course
of this plan and directed to areas most suitable to accom-
modate growth and development., Growth is guided by
several factors related to physical, social and economic
considerations.  Included among these are: the ability of
various public services 10 support development {electricity,
sanitation, water, streets, safety and protection); natural
hazards [seismic, fire, flood); environmental concerns (in-
cluding topographic characteristics); economic cosis of
future development; and the administrative and political
decision making process,

Other factors considered in the plan development process
were the balance maintained between land use intensities
and the capacities of the circulation and service systems as
well as existing land use, compatibility of uses, development
trends, and the spatial association of uses,

The plan, as adopted in 1877, emphasized a phased approach
to development. However, it became obvious that a phased
approach to implementation of the plan was not a practical
solution, A Land Use/Zoning Consistency Program was
developed as a primary implementation tool. The program
resulted in a new zoning map and new zoning ordinance
approved on March 25, 1986. The program also involved
amending the Land Use Plan by eliminating two land use
categories—Low Density Residential/Open Space and Very
High Density Residential,

Faollowing is a brief description of the categories of land use
identified in the Land Use Plan, Application of these cate-
gories should permit development to the maximum densities
in each category unless other criteria apply. Figure 2 pro-
vides the acreage, estimated dwelling units and population
capacity for each land use classification,

VERY LOW DENSITY RESIDENTIAL/OPEN SPACE de-
velopment is indicated as desirable in respect to Glendale's
major mountainous areas, in the Verdugo Mountains, San
Rafael Hills, and the lower slopes and canyons of the San
Gabriel Mountains. The requirements of this class include a
density standard of from 1 to 3 units to the acre,

LOW DENSITY RESIDENTIAL development is compatible
with Glendale's existing single family developed neighbar-
hoods and vacant subdivided properties. The plan designates
that these neighborhoods and properties be preserved and
maintained at existing levels. The density standards for
this ¢lass provides for 1 to 8 units to the acre,

MODERATE DENSITY RESIDEMTIAL development areas
are sparsely located in the western, southeastern, and north-
ern portions of the City and reflect locations for townhouse
complexes mixed with medium-sized garden apartments,
These locations are ideal with respect to convenience and
access to the regional transportation network as well as
functioning as buffer or transition areas between intensive
development and areas designated for less intensive uses,
This class maintains a relatively flexible density standard of
from 8 to 25 dwelling units to the acre, with an overall av-
erage of approximately 20 units per acre.

MEDIUM DENSITY RESIDENTIAL development is located
mainly in the southern portions of the City, south of the
Ventura Freeway. Small pockets occur in the western and
narthern portions, Intended for these areas are medium size
garden apartments at a density of 25 1o 35 dwellings 1o the
acre, with an overall average density of 30 units per acre,

HIGH DEMSITY RESIDENTIAL development is generally
centered argund the Central Business District north of
Broadway with a relatively small pocket located in Morth
Glendale. These locations provide ideal access to the re-
gional freeway network as well as close-in convenience to
the major shopping facilities of the Central Business District.
The standards provide for relatively large multiple dwelling
complexes at a density of 35 to 60 dwellings 1o the acre,
with an overall average density of 45 units per acre,

SPECIALIZED USE areas are identified on the map by util-
izing symbols, This category includes parks, schools, and
such specialized commercial activities as madical and auto-
motive centers. Symbols are also used to differentiate be-
tween regional, community and neighborhood commercial
centers. Cemeteries are also included in this category in
order to identify them as specialized use areas. Historic
Sites of Special Significance are also identified.

COMMERCIAL CENTERS AND DEVELOPMENT DIS-
TRICTS feature regional facilities in the Central Business
District and Glendale Galleria; major commercial centers in
the Glendale Fashion Center and Mantrose Shopping Park;
community serving retail and services along most major traf-
fic arterials, and neighborhood convenience shopping cen-
ters dispersed throughout the City at locations in or adjacent
ta the neighborhood served, The use of three distinct colors
on the land use map differentiates the distribution of the
three separate calegories of commercial use.
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FIGURE 2
MODERATE GROWTH PLAN
Adopred March 25, 1986
ESTIMATED
HOUSING ESTIMATED
. UNIT POPULATION

LAND USE CLASSIFICATION ACREAGE CAPACITY CAPACITY
RESIDENTIAL:
Very Low Density /Open Space 1.864 2,800 7,000
Low Density 5,081 25,400 63,500
Moderate Density 339 6,800 15,300
Medium Density 1,079 32,400 64,800
High Density 529 26,500 535,000

Sub-Total 95,900 203,600
COMMERCIAL 824
LIGHT INDUSTRIAL 545
RESTRICTED INDUSTRIAL 206
RECREATION/OPEN SPACE 5,163
CEMETERY 112
NET DEVELOPABLE AREA 15,742
STREETS & RIGHTS-OF-WAY 5,839

Total City Area 19,581

LIGHT INDUSTRIAL AND RESTRICTED INDUSTRIAL
DEVELOPMENT features light manu facturing, assembly and
wholesalefwarehousing facilities and activities. Generally,
the plan indicates manufacturing in the western section of
the City between San Fernando Road and the Golden State
Freeway and along San Fernando Road south of the Ventura
Freeway, Some light industrial uses, oriented 1o retail trade
are planned for inclusion in the community commercial
category and other commercial categories.,

RECREATION/OPEN SPACE is speciticaily shown for ma
jor public/semi-public properties in the City. The larger
concentrations are located in the Verdugo Mountaing and
San Rafasl Hills. Other smaller areas include larger City
parks, Camp Max Straus, and the Oakrmont and Cheyy Chase
golf courses,
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RECOMMENDED IMPLEMENTATION

Introduction

Since the adoption of the Land Use Plan in 1877, major
progress has been made toward the implementation of the
plan, Implementation has focused on two major areas—the
consistency between the zoning map and the Land Use Plan
and the revision of the Zoning Code,

Modification of existing zoning 1o reflect the objectives and
standards of the Land Use Plan was achieved on March 25,
1986, The revised zoning map takes into account both the
Land Use Plan and existing land use, The Land Use/Zoning
Consistency Program was completed as a single program
rather than in three successive stages as originally proposed
in the 1977 plan,

An overhaul of the existing Zoning Code and ordinances
was undertaken in conjunction with the Land UsefZoning
Consistency Program.  After careful study, a new Zoning
Code and ordinances were developed and adopted which
will be vital to future plan implememation, land use com-
patibility, and continued economic growth throughout
Glendale. The new Code includes provisions for the devel-
apment of independent use zonas, a design review process,
height districts for commercial uses, and numerous other
updated development standards,

Despite these important steps which have been made, nu-
merous implementation tools remain pertinent to the imple-
mentation of the plan, The effort of improving land use
compatibility in the City remains an ongoing challenge.

Methodology

ZONING MODIFICATION

One procedure necessary for implementation of the plan
adopted in 1977 was the modification of existing zoning
to reflect the objectives and standards of the Land Use
Plan, Zoning ordinances attempt to control land use by
determining before development cecurs the future and
function of every piece of land. Many portions of Glen-
dale were originally zoned over 50 years ago in 1922, and
were not subsequently modified to reflect current land use
patterns, housing trends, and development prassure until
the adoption of the Land Use/Zoning Consistency Frogram
in 1986.

Previous Land Use Plans have recommended changes to
zoning ordinances so as to more clossly align land use and
zoning. However, prior 10 the adoprion of the Land Use/
Zaoning Consistency Program, little ornothing had been done
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to implement these recommendations and subsequently
land use-zoning inconsistencies remained in effect, The
Land Use/Zoning Consistency Program was the implemen-
tation strategy for modification of the zoning map. The
program madified zoning in one time frame rather than in
three successive stages as recommended by the Land Use
Plan adopted in 1977,

DEVELOPMENT REVIEW PROCESS

In order to achieve desired objectives, in conjunction with
areas propose:d for higher intensity use, developrment pro-
posals must be examined on an individual basis under a
systern of review that has both clearly defined standards
and the flexibility 1o take into account changing commumnity
values, the recognition of private property rights and the
special characteristics of each project. This process must
be viewed as being complementary with zoning maodification
and ordinance revision. This process will primarily assess
projects relative to the capacity of existing services as well
as the impact on surrounding land uses.

It is recommended that development districts be established
to serve as the underlying method of approach for the re-
view crocess,  The districts can be determined from the
priorities detailed in the phasing program of this Element
which is based primarily on development capacities (see
development constraints, Chapter 5, Section C). Incorpor-
ated into the districts would be a fee schedule procedure
based on the degree of services needed by the development,
in order to: (1) effectuate the timing of development in
critical areas, and (2] promote an equitable system of cost
for public services, This fee system would reflect the ex-
penditures necessary to provide service as well as distribute
the cost by size of development. In this way, new develop-
ment will pay a more equitable share of improvement costs.
The fees established in different areas will be one way of
encouraging development in those areas with adequate ser-
vices, without denying development in areas not able to
provide the neaded services when the development is desired
by the private market,

CAPITAL IMPROVEMENT

Coordinated planning and programming of municipal reve-
nues and expenditures are necessary 1o maintain adequate






levels of municipal services in order to support the proposed
land uses in the plan. To accomplish a realistic, economic
and comprehensive capital improvement pragram for the
tiscal years to 1990, all proposed municipal service improve-
ment projects must be coordinated on a Cilywide basis,
Such a program should be reviewed annually, while pro-
visions should be made to include measures necessary 1o
fulfill requirements detailed under the phasing section of
this plan,

SLOPE CRITERIA

Open space traditionally has been considered highly desirable
and i5 also recognized as a mechanism for the containment
and guidance of growth, Itis recommended that open space
be provided in mountainous areas consisting of public pro-
perty as well as privately owned property in conjunction
with developments, or as a result of easements, leases, or
other methods. Preservation of open space will reduce the
magnitude of terrain modification (cut and fill) which is a
critical concern among Glendale citizens. Methodology 1o
initiate these principles in mountainous areas include the
limitation of the number of dwelling units relative to the
steepness of the natural topography or the amount of re-
quired open space as related to the degree of slope.

ORDINANCE REVISION

The Land Use Plan adopted in 1977 recommended that a
new comprehensive zoning ordinance be written for the
City which is consistent with the plan, The task was accom-
plished as part of the Land UsefZoning Consistency Pro-
gram adopted in 1986. This new Code was comprehensive
in that it reorganized the entire presentation of the Code,
updated and revised outmoded codes and ordinances, and
mtroduced new procedures for development in Glendale,

The new organization of the Code makes the document
easier 10 read and to interpret. The Code is organized
around the concept of creating independent zones, All
docurmentation periaining (0 a particular zone is included
in the appropriate section,

The revision and update of the zoning ordinances included
regvaluation and study of all aspects of the Code. This
included the development of a new residential zone, the
creation of height districts in commercial zones, and the
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formulation of a setback requirement in commercial and
industrial zones abulting residential zones,

The Code created a design review process for the review of
aesthetic aspects of multiple family residential, commercial,
and industrial development projects. The process affects
most development in the City, The intent of the process
is primarily 10 protect the community from the adverse
effects of poor design, which is likely to have a depreciating
etfect on the local environment,

The new Zoning Code adopted in 1986 generally followed
and implemented the recommendations pertaining to ordi-
nance revision included in the Land Use Plan adopted in
19877, The following is a description of the recommenda-
tions included in the 1977 Land Use Plan for the various
use classifications,

RESIDENTIAL

Very Low Density/Open Space - In order 10 provide for
growth and development as recommended by the Plan in
the areas shown as very low density/open space, it will be
necessary 1o develop new and innovative municipal ordi-
nances which will limit development to a maximum of
three dwelling units 10 the acre (average one and one-half
dwelling units per acre), and provide for the retention of
natural open space. In these areas it is recommended that
slope criteria be used to limit density and control extensive
grading of hillside slopes. A planned residential concept of
development andfor clustering technigues utilizing the con-
struction of patio homes could provide greater flexibility
in hillside areas. Hillside development should also reflect
the recommendations of the 1920 Open Space, Recreation
and Conservation Elements,






Low Density - Glendale's existing ordinances have generally
proven successful in encouraging viable single family home
neighborhoods,  Recreational facilities are an important
aspect of the residential neighborhood, Therefore, the
dedication of recreation lands in conjunction with subdi-
vision activity and the development of park programs in
existing neighborhoods should be continued, when a need
is found to exist in the immediate area or the total com-
munity. Monitoring of blighting influents such as use
incompatibility and property deteriorations should be sup-
ported throughout the life of the plan, The development
standard should be set at from 1 to 8 units per acre, with an
average of 3 units per acre.

Moderate, Medium and High Density - In order to meet the
objectives of the Land Use Plan and to coordinate with
other implementation procedures, it is necessary to revise
the multiple unit residential ordinances. Major recommen:
dations include improvement of development design criteria
such a5 height, variable setbacks, landscaping, illumination
and parking reguirerments.  Maximum density should be
limited to 25 units per acre for moderate, 35 for medium
and 60 for high density.

COMMERCIAL

The Land Use Plan identifies three categories of commer-
cial land use. They include neighborhood centers, commus-
nity commercial services/centers, and regicnal centers. The
commercial section located in the Research and Analysis
portion of this report provides analysis relative 10 the de-
rmand for commercial services and the amount, location and
land use compatibility of existing commercial facilities,
The results of this analysisare reflected in the plan. In order
to implement the desired objectives, several recommenda-
tions for action are necessary, including revision of many
existing controls and standards. The following will describe
the implications for each of the commercial land use
categories.
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Meighborhood Centers - 11 is recommeanded that the location
of convenience goods be distributed 1o small neighborhood
shopping centers throughout the City, and that such igca-
tions be within close proximity 1o the residential areas from
which the daily trips for this type use originate. Design
and development standards for these centers should empha-
size restrictive land use controls to designate compatible
types of uses, height regulations, attractive landscaping and
adequate off-street parking. Performance standards should
be included which provide for adequate residential buffers
ar apen space 'green belts” 1o assure commercial-residential
compatibility, These centers should be “clustered” and not
permitted 1o "string-owt” along arterials, coflectors or local
streets. Residential developments should not be facilitated
within designated commercial centers, unless a particularly
innowvative plan in individual cases is presented which incor-
porates both residential and commercial uses.

Community Commercial Services/Centers - This category

Jof commercial land use contains two distinct commercial

types. The types are combined in that they both sérve
community shopping functions. First, community commer-
cial centers are recommended to be very restrictive as to
uses allowed, similar 1o the neighborhood centers but at a
larger market scale, Secondly, community services should
feature flexibility, in the range and tyoe of services and
facilities provided.

Ordinances citing the range of uses permitted in these areas
must consider as desirable a full range of functional services
provided 1o the community. This may include such varied
uses as personal services, shopping, offices (medical, real
estate, etc.) and restricted industries which serve local retail
needs such as furniture repair, automotive repair, and print
shops. It must be clearly noted that these services are
distinctly divided into separate categories (centers and ser
vices), and are so indicated on the Land Lise Plan,

Although encouraging varied uses 1o locate in these areas,
1o maintain attractability and compatibility, a variety of
performance /design  criteria must be emploved, These
ecriteria should consider each type of use based on its
performance in respect to traffic generation and required
parking, structural scundproofing and appearance, landscap-
ing, and compatibility relative to the concept of clustering
of uses for mutual benefit and limiting more INtense uses
in a number of locations.



Regional Centers - These centers should feature those goods
and services having the characteristics of wide appeal and
drawing power, Examples include major department s10res
with complementary satellite stores, auto sales, and offices
which provide a broad variety of professional and personal
services. Specialized needs of these areas include centralized
parking facilities, effective transportation patterns, and ar-
chitectural and aesthetic desion concerns, To accomplish
these goals, particularly in the Central Business District, it
is recommended that specialized roning districts be estab-
lished and revitalization programs be initiated.

INDUSTRIAL

Plan recommendations for industry in Glendale emphasize
the need 1o establish performance standards and establish
redevelopment districts.  The creation of such standards
requiresa comprehensive rewriting of Glendale’s industrially
related ordinances, The standards developed should consider
design review, evaluation of noise, emissions and other pol-
lutants (smoke, dust, etc.), as well as related development
standards (parking, setbacks, landscaping, etc.),

The Pian indicates industrial park locations which reflect
existing and proposed industrial park centers. The location
and development of these centors are discussed in the re-
search and analysis section of this report, and invalve the
phasing of development in conjunction with capital im-
provement programs and other implementation methods,

RECREATION/OPEN SPACE

The Plan's intermt for this classification is to distinguish
those lands and uses reserved for public open space and
recreational activities, This includes those semi-public lands
presently used in low intensity residential areas such as
public schools. Implementation of this program will require
the creation of a new zoning classification which permits
the types of open space and recrealion now in existence as
well as those contemnplated in the future, Certain types of
recreation uses will require performance and design criteria
ta be inclucded in ardinance revision,
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The adopted 1990 Open Space, Recreation and Conservation
Elements of the General Plan has recommended acauisition,
regulation, or preservation of major ridgelines and stream
channels, These areas are shown on Map 7. The areas
specified are intended to represent generalized locations of
significant features, which are subject to future modification
(i.e., reduction or expansion),

Acquisition of open space land can be accomplished through
such measures as purchase of property in fee by the City or
through dedication of land to the City by developers. Re-
gulation and preservation can take the form of open space
easements, zoning controls, subdivision controls, and condi-
tions of approval for development in the mountainous areas.

FUTURE OPTIONS

During the course of the plan, changes in development
pressures, econgmic conditions, or technological abilities
may necessitate the utilization of implementation tech-
niques other than those previously described, to achieve
the goals and objectives of the Land Use Plan. Methods
which have little current or practical applicability and which
do hold future promise, subject to State and local legislative
amendments, include

® Land Use Intensity - a land use system based on the
relationship between floor space and lot size,

@ Fermit Morataria - prohibits the issuance of permits for
certain uses for a specified period of time,

® Taxation Deferral - reduced tax rate on land the owner
agrees to maintain in its existing state,

@ Transfer Dewelopment Rights - development rights are
separated from a particular piece of land and transferred
ta anather parcel so as to direct growth and development.

Further analysis of the alternative implementation methods
provided herein are presented in Saction V of this report.
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RESEARCH AND ANALYSIS

A. HISTORY AND GROWTH TRENDS
GENERAL HISTORY

Singe its inception in the mid 1880's, Glendale has risen
fram a small township of approximately 150 acres to the
third largast city in Los Angeles County containing a pop-
ulation of 138,290 and measuring 30.5 square miles in size
by January, 1976,

Growth Through Annexation

The ariginal townsite was created in the mid 1880's by the
pooling of land by six individuals., In 1906, the City was
incorporated and consisted of 1,486 acres, By 1920, the
City had grown through nine annexations to over 7,000
acres. From 1920 to 1930, ten annexations brought the
total area to 12,294 acres. The period 1930 to 1950 saw
many small annexations culminating in the 2, 160-acre Whit-
ing Woods and Verdugo Mountains annexations, bringing
the City area 1o 15,140 acres or 23,6 square miles. Follow-
ing 1950, two major annexations, MNew York Avenue (in
the La Crescenta area) and Upper Chevy Chase Canvon,
and several smaller annexations brought the total area of
the City 1o 29.3 square miles by 1965,

Since 1965, ten additional annexations have either taken
place or are in the process of being approved (the largest
of these being the 662.8-acre Inter-Valley Ranch).

Haousing

Glendale presently contains 59,474 dwelling units, rangin
from those just completed to some over 60 years old.

Of the existing 53,474 units, 29,792 or 50.1 percent are
multiple family units, while 29,682 or 49.9 percent are
single family residences, 2 There has been a slowing of

the growth rate in terms of total residential unit construg-
tion and development over recent years, as indicated by
Figure 3.

What the previous table does not indicate are the distinct
housing trends developing over the past few years. Since
the early 1950's, there has been an increasing trend toward
multiple unit development as indicated in the following
table:

Figure 4 indicates a trend toward multipie family dwelling

construction and the construction of larger residential com-
plexes,

Assaciated with population increases and the development
trend toward apartment residences are increases in housing
densities, In 1950, the average housing density (on a city-
wide basis) was 6.5 units per acre. By 1975, the density
figure measured 10.0 units per acre, an increase of approx-
imately 54% over the 1950 figure. This increase in housing
density is reflected in the following maps which indicate
housing trends and areas which have experienced significant
increases in housing densities.

Land Use/Zaning (Histarical Trends)

In this report, land uses in Glendale were grouped into
five major categories: residential, commercial, public/sami-
public, industrial, and miscellaneous, Related to such uses
are zoning ordinances pertaining to regulation and location
of permitted uses in the City, OFf the total land area in the
City, approxirmately 779% is zoned for residential use. Of the
remaining land, 5% is zoned for commercial use, 3% for in-
dustrial use and 15% for special recreation,

Although the above figures descirbe existing zoning within
the City, they do not accurately portray land use due to
vacant land, zoning inconsistencies, iIncompatible land use,
use variances, and other factors.

During the past 25 years, there has been a change in land
use trends associated with population, housing and other
growth factors. Orne such trend associated with increased
growth and population is the increase in multiple unit
construction as opposed to single family residences. Such
trends serve to change the overall balance of land uses with-
in the City, The balance or imbalance of land use as it
presently exists is explored in the land use analysis section,

The following table indicates the change in major land uses
during the period 1948-1974, The table represents land use
survays accomplished in the respective years, The 1974 data
i5 derived from the Planning Division's computerized data
bank entitled Glendale Land Use Information System (GLIS).

Single family acreage has increased steadily owver recent
years, however, its percentage of the City total has re-
mained relatively constant, Multiple family residential use
has increased substantially since 1948, increasing from
361.5 acres (1948) to 9560,7 (1975), approximately 163%.
! Housing Element, Glendale Comprehensive General Plan

2 Glendale Population & Housing Quarterly Report, 7-1-75
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FIGUBRE NO. 5
LAND USE CHAMNGE BY MAJOR LAND USE CATEGDHIE$ - 1948 to 1974
(Note: Percentages May Not Add Due to Rounding)
LAMD USE CATEGORY ACRES ACRES ACRES ACRES % 0OF CITY TOTAL
1948 1958 1965 1874 1948 1958 1865 1974
Residential
Single Family 31937 4,373.3 4,489.8 4,776.0 229 23.2 23119 24.5
Twao Family 3949 431.0 385.0 a50.7 2.8 2.4 2.0 1.8
Multiple Family 361.5 675.1 852.3 926.5 2.6 16 4.5 4.8
SUBTOTAL 3,950.1 5.489.4 5,727.1 6,053.2 28.3 29.2 30.4 a
Commercial/l ndustrial
Commercial 338.7 425.1 491.7 535.4 24 2.3 2.6 2.8
Industrial 267.0 366.1 3323 284.9 19 1.9 1.8 1.5
SUBTOTAL 605.7 181.2 B24.0 830.3 4.3 4.2 4.4 4.3
Public and Semi-Public
Educational 199.8 2113 252 8 301.5 1.4 1.1 1.3 1.5
Parks and Recreation 749.3 900.0 818.7 1,358.5 54 48 4.4 1.0
Other 448.8 961.9 1.647.6 £36.0 32 5.1 8.8 4.3
SUBTOTAL 1,397.9 2,076.2 2,181 2,496.0 10.0 11.0 14.5 12.8
Mizcellanaous
Agricultural 127 0.0 0.0 0.0 0.1 0.0 0.0 0.0
Cemeteries 112.8 104.9 106.5 1141 0.8 0.6 0.6 0.6
Rivers, Washes, 5ts., Fays. 30800 3,325.8 3,567.6 36658 221 17.7 19.0 13.8
Vacant Subdivided Property
Single Family (R1, R1R) 660.0 656.0 7258 515.1 4.7 35 i3 26
Three Family (R2) oo 6.6 11 1.3 0.0 0.0 0.0 0o
Multi-Family (R3, R3R, R4, RAL) 156.4 51.5 79.3 60.6 11 0.3 0.4 0.3
Commercial (C1, €2, C3, CM, CA) 76.4 38.2 28.5 426 0.5 0.2 0.2 0.2
Industrial (M1A, M1, M2, M3} 0.8 40.5 38.8 124 o1 0.2 0.z 0.1
SUBTOTAL 4,119.1 4,223.5 4,553.6 4,407.9 29.5 22.5 243 22.6
Unsubdivided and Conservation 3,892.6 6,199.1 4,959.1 5,681.5 27148 331 26.4 28.5
TOTALCITY AREA 13,965.4 18,743.4 18,782.9 19,468.9 100.0 100.0 1000 100.0
Source: Planning Division, GLIS, 1974
N A

Multiple family residential acreage as a percentage of City
total has experienced an increase from 2.8% to 4.8% during
this time period. Commercial use has experienced a general
increase, expanding from 338.6 acres in 1948 1o 657.1 acres
in 1975, Industrial use since 1958, however, has been de-
clining,

The City has experienced a general increase in the area of
public and semi-public uses since 1948, Total park and
recreation land has increased from 749.3 acres to 1,358.5
acres during the 27-yvear period (an increase of approxi-
mately 81%). Agricultural lands have virtually disappeared
from the City. There has been a steady increase in land
dedicated to streets, flood control, easements, freeways, etc,
Acreage has increased from 3,080 acres {1948) to 3,656
(1974} and now represents 18.8% of the City total.

The amount of vacant subdivided land in the City has
fluctuated during past years, but overall has declined on
a City-wide basis as a result of growth and developmeant.
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B. IMPLEMENTATION ANALYSIS

Growth PFolicy and the controls or limitations placed on
growth and development have traditionally fallen within
the realm of subdivision regulations and zoning but have
recently evolved to include restrictions or limitations relat-
ed to optimum city size, and overall urban systam impact.
In current thinking, the legal aspects associated with growth
policy, controls and limitations are brought 1o bear at the
implementation phase. Two major implementation objec-
tives include the control of timing of development and its
spatial location. Both of these objectives are of primary
concern relative to vital and continunig needs in Glendale.
This includes control over the character of development by
prevention of premature and spotty building in incompatible
Iocations; maintaining balance among land uses; and con-
stantly economizing the costs of municipal services and
facilities while maintaining optirmum levels of service. Glen-
dale, with an abundance of land developed with older single
family housing in its present high density residential zoning
districts, and an abundance of prime single family vacant
land in its mountainous areas, has reached a crossroads in



its development history where it must decide upon two
issues: (1) What kind of growth is good and how to insure
it is not premature; and {2) Where should growth occur
and how to direct its location.

Growth Policy and managed growth is a solution to Glen-
dale’s urban problems. The techniques and strategies
available, although not necessarily recommended, includa
the following:

® Downzoning - reduction of intensity of use by legislating
a lower rone designation to a parcel or grovp of parcels,

® Development Timing - a system of phasing growth prem-
ised upon fact finding prior to decision making through
socioeconomic and environmental analysis {particularly
of municipal service systems), closely tied to fiscal bud-
getary issues and capital improvement programming.

® Permit Moratoria - provides a time-frame andfor geo-
graphical “"holding approach wherein districts or certain
use zones may be declared as unavailable for the devel-
opment of more intensive uses than presently exist,

® Capital Improvement Programming - a vehicle whereby
community services and facilities are analyzed in view of
existing and future service capability; cost analysis of
service improvement/expansion versus revenue of devel-
opment 1o be served, and programmed improvements in
atime frame (usually 5-6 years per program).

@ Taxation Deferral - allows reduced taxation of land which
the owner agrees to maintain in an existing state of low
utilization. Penalties can be imposed for developrment
prior to the end of the agreed upon term, (Some state
legislation changes may be necessary to utilize this tech-
nigque. )

@ Large Lot Zoning - zoning ordinances which include
low density requirements (i.e., ranging from one to two
dwelling units per acre to as low as ten acres or more
per dwelling.)

@ Land Banking - land assembled by an agency and held for
a designated use. May be used for maintenance of open
space or assembly of land for development purposes at
the appropriate time,

® Development District Zoning - utilization of capital
improvement program to control timing and location
of development. Dewelopment is directed through the
provision of adequate public services to areas where
development is desired. Commaonly applied in under-
developed areas, howewver, can be modified 10 include
the provision of expanded service to meet increasing
needs in developed areas.

® Open Space Easements - The City can purchase easements
from property owners in order to maintain an area in an
existing state, which do not necessarily result in long
term land commitments,

® Zoning Incentives - allows discretionary granting of
density and/or use bonuses to developers who agree to
incorporate a desired amenity into a project, achiev-
ing development of amenities for which there may be
insufficient incentives.

® Land Use Intensity Restrictions - a system of regulation
of development based on the ratio of floor space to lot
size with ratios used to desionate different intensity use
areas, Open space and recreation use requirements are
specified, but placement of structures is less controlled,

@ Transfer of Development Rights - development rights are
separated from a particular piece of land and transferred
lvia an artificially created market mechanism) to other,
specified, development districts, This technique has had
limited application to date being used primarily for the
preservation of historical districts.

® Slope Criteria - the determination of maximum allowable
housing density in mountainous areas based upon the
average slope of the natural terrain within a project area.
Requiraments for minimum areas to remain in a natural
state or in open space area also usually specified. This
concept allows flexibility for clustering of units and
minimizing cut and fill operations to create a more
sensitive environment than could be achieved under
normal density requirements,

All of the above strategies and implementation methods
have fundamental objectives in common, Embodied within
each of these strategies is the overriding concept and goal
of quality development. Ewvery recent plan report prepared
for Glendale, whether by Planning staff or by consultants,
has shown four major areas of continuing need:

& Maintaining balance and compatibility among the various
uses of the land;

@ Retaining control of the eventual character. of develop-
ment by preventing sporadic and premature development;

® Achieving improved dewelopment standards and devel-
opment intensity controls;

® Continuing to economize the costs of providing high
quality municipal services and facilities,

Of the implementation techniques and strategies available,
a number were ruled out as impracticable for Glendale
following analysis of a number of factors, These factors
include such considerations as difficulty of implementation,
economic impact, legal precedent, applicability, complexity
of administration and other considerations, These factors
were then rated based on the relative ease or difficulty
associated with each specific category, Following this, the
resultant categories were classified as excellent, good, fair
and poor. Figure 6 summarizes the findings of this analysis.

As indicated, of the implementation measures originally
considered, four hawve greatest overall applicability in Glen-
dale, These four include development timing, downzoning,
permit moratoria and slope criteria. The following text
provides a detailed explanation of these technigues and a
critique of their applicability in Glendale,



Development Timing
DESCRIPTION

This approach serves to coordinate development plans with
available services and facilities. Dewelopment is permitted
only when it is determined that adequate public facilities
exist 10 service such development (i.e., sewers, storm drains,
electricity, parks and recreation space, etc.). This particular
method could be initiated now o achieve Phase | of the
Moderate Growth Plan {(1980), and also could be utilized
to implement other phases of the proposed plan,

There is a significant amount of underutilized multi-farmily
residentially zoned land in the City, These areas have the
potential for significant growth and development. Con-
struction of multiple family residences to existing zoning
standards could seriously affect local services in many areas
should such development occur in a shon period of time,
The development timing approach serves to phase growth
as recommended in the moderate growth alternative upon
which the Land Use Element is based. The methodology
involved is a careful review of available services and facilities
prior to development, Other cities involved in such an
undertaking have established a point system for reviewing
development proposals with points being allocated for the
kinds and amounts of services available to the project. The
impact of the project on these services is also assessed at

this time. If it is determined adequate facilities are not
present, development is not permitted at the site, At this
point, the dewvelaper has the option of relocating the pro-
posed project elsewhere, or providing the necessary public
facilities at his cost,

ANALYSIS

This method appears (o be a rather effective tool to achieve
the goals of the Land Use Element. However, it may be
relatively complex and difficult 1o implement. Extensive
analysis of City services would be required to determing the
capacity of existing services, Also, careful scrutiny should
be given to capital improvement programs to determine
the adequacy of future services and facilities. Additionally,
it may be necessary to establish a new use permit procedure
to control the development of multiple family units, Some
form of analysis such as the point system mentioned, would
alsa be necessary to determing the acceptability of proposed
development plans, Alo, policy formulation would be
needed to determine what measures would be failowed if
facilities are not present to accommodate a project. The
applicant may pay into a fund designated for the purpose
of providing the necessary facilities {the funding program,
appropriate costs, etc. to be determined and established by
the City), or growth may be encouraged in other areas of
the City where service deficienciesdo not exist.
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Downzoning
DISCUSSION

The practice of downzoning invalves reducing the zone in a
given araa, This implementation technique has application
in any growth policy. The first phase of the Moderate
Growth Plan reflects the maintenance of existing densities
in multiple dwelling unit zones, and implies a reduction in
the allowed intensity of development where underutilization
currently exists,

Most areas which are presently zoned for up to 58 dwelling
units per acre [R4) exhibit a significant degree of under-
utilization, The awverage existing density in these areas
ranges from 20 to 30 units per acre and there are some
pockets where the density is less than 6 units per acre.

The Moderate Growth Plan reflects a concern over the
ahility of municipal service systems to adequately handle
the |ocads which would be imposed if substantial develop-
ment at R4 density occurred, Minor streets, sewer systems,
etc,, are already feeling the strain of existing development
and may become seriously deficient as development con-
tinues, In order to avoid reaching load levels which overtax
the service systems and require a crisis type response, the
Maoderate Growth Plan limits high density development in
critical areas and encourages it in maore appropriate loca
tions,

The administration of a program of downzoning is not
complex. Factors to be considered in determining where
lower density zoning i5 1o be applied include: (1) the
existing average density; and (2) the ability of municipal
service system to handie present andfor projected loads,
Studies have indicated generalized areas where downzoning
is appropriate, but detailed analysis will be required prior
to implementation in order to determine specific locations,

The most controversial aspect of downzoning is that there
may be real or imagined economic hardship involved, in the
shart run, to property owners in areas where downzoning
occurs. Legal precedent, however, has held that the loss
of potential profit is not considered “taking” unless the
owner is deprived of all beneficial use of his land. Diminu-
tion of value is not interpreted & being the test, The issue
of inverse condemnation is mitigated by the following fac-
tors: downzoning need not be permanent in that it is
based on a plan which allows for future developrment relative
to the ability of the City to provide adequate levels of
runicipal service; a condition exists that the property in
question has not been rezoned for a substantial period of
time; there is no basis 1o assurme development under cur-
rent zoning will ever occur; and finally, the proposed *new
zoning” must be compatible with both existing uses and
the general plan,

ANALYSIS

Downzoning is a straightforward, clearly definable way to
reduce the allowable level of development where it is held
1o be necessary. Administration is not complex and does
not require additional staff, The criteria, degree of under-
utilization and adequacy of service systems are relatively

easy to establish,

The issue of ""taking’” has been raised repeatedly when down-
zoning has been used. The courts have generally upheld
downzoning where it bears a "rational relationship’ to the
permissible stated objective of protecting the health, safety,
and general welfare of the community {police power). In
order to meet this criteria, there must be substantial
supporting material indicating the reason for imposing
downzoning, and how such action fits into the overall
development of the community.

Since existing density is one factor which has been con-
sidered in the revision of zones, the problem of creating
nan-conforming uses is a consideration. In residential areas
non-conforming uses would not be incompatible in that no
area which currently contains any new multiple-family
development is being proposed for downzoning to where
that use would not be allowed, The density may, however,
exceed that permitted. Downzoning will have no impact
on mixed residential areas in fact, lower densities will
beneficially affect such mixed areas,

Permit Moratoria

DISCUSSION

Permit moratoria can be used 1o prevent further development
until the planning process has been completed and perma-
nent controls to implement the plan have been develaped.
in the recommended Plan, permit moratoria can be used to
allow initiation of other implementation measures such as
holding development to present or planned ievels until
permanent controls have been developed, Permit moratoria
are also applicable in areas which exhibit underutilization,
and where permanent controls for limiting and timing devel-
opment are necessary in view of the recommended Plan,

The main considerations when framing a policy invalving
permit moratoria are the length of time they will be in
effect and the planning program they are to implement.
The courts have upheld permit moratoria imposed for
specific, limited periods of time and which clearly furthered
sound planning principles. Moratoria which are open-ended
or are used for disguised purposes such as excluding certain
classes or groups, or preventing all development, have cone
sistently been rejected by the courts.

As envisioned in this growth palicy, permit moratoria would
be used for a limited period of time until permanent con-
trols could be developed and implemented. The goal of
permit moratoria as proposed here, is the same as the other
implementation measures, namely to direct development
to appropriate areas,

ANALYSIS

Permit moratoria are wseful under certain circumstances,
the main example being the halting of certain kinds of
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Another municipal service in which localized deficiencies
presently exist is the sanitary sewage system., Map 13
indicates the location of existing and future deficiencies.
Generally, the sewage system is in reasonable condition
and funcuons normally, However, some defects and under-
sized lines may defer fulure growth and development in
certain areas.

The storm drain system for the City is described as being
basically adequate and able to meet mast of the current
demands. 2  However, certain known deficiencies do exist.
Water run-off and drainage problems currently exist in the
industrial area located on the west side of the City south of
San Fernando Road, Other deficiencies exist along Chevy
Chase from Verdugo to Adams, and some limited problem
areas are located along Glendale Avenue and in the North
Glendale area (see Map 14).

With the exception of the Park Manor Pumping Facilities,
in the San Rafael Hills, the existing water facilities are
adequate to accommodate present conditions, The present
source of water for Glendale is mainly that imported by
the Metropolitan Water District with a supplement from
local groundwaters, |n most areas of the City arterial water
mains and pumping and storage facilities are adequate 1o
meet existing and future needs, However, there are several
relatively large areas where further dewelopment  will
require extensive expansion of water transmission, pumping
and storage 1‘ar:'r|it':es.3 One of these is the North Glendale
area, which in the event of any further deveiopmeant, will
require a large water transmission main in Verdugo Road
from Glencaks Boulevard to Broadview Drive, pumping
stations within this reach and additional storage facilities
in areas 10 be developed. Some of these facilities could be
constructed in phases to accommodate developments,

In addition, dewelopment in all areas of the Verdugo
Mountains abowve elevation 1550, and same areas asbove
elevation 1,190, would require additional water trans
mission, pumping and storage facilities, Another area
that would require similar facility expansion is in the San
Rafael Hills above elevation 1,180 in the vicinity of College
Hills.

It should be noted that there are many areas of the City
that, should major development take place, water distribu-
tion mains in the vicinity of the development would either
have to be replaced with larger mains or would have to be
cleaned and lined in order to meet ncreased water
demands, These conditions are especially significant in
areas zoned for high density residential development and
containing a substantial number of four-inch water distri-
bution mains, These areas are generally shown on Map 15,

Another area of concern with regard to existing service
deficiencies 15 the width of many of the existing streets
within the City, A great number of streets in the original
City [now primarily the southern portions of Glendale)
were designed to the standards prevalent in the early 1900's,
Many of these streets are located in areas zoned for high
density residential use, Where streets are 32 feet or less in

width and where parking is permitted on both sides, the
remaining roadway 15 insufficient for safe travel in both
directions, This seriously limits accessibility to certain areas
af the City while contributing to traffic congestion, etc,
Map 16 indicates the major problem areas in high density
areas throughout the City. Undersized streets are promi-
nent in West Glendale straddling Glenoaks Boulevard. A
relatively high concentration of these deficiencies are loca
ted in the south and southeast portions of the City, Other
problem areas are located in the Verdugo Canyon immedi-
ately east of Verdugo Road, and in the hugh density residen-
tial areas north of Glenoaks and west of Brand. Although
substandard streets also exist in low density residential
areas, the prablem is not a significant one,

Matural Development Constraints

The characteristics of the natural environment presents in-
herent constraints which must be considered prior to devel-
opment in certain portions of the City. The constraints are
primarily physical (topography), hazard related (fire, flood,
and seismic), and related to conservation, These conditions
can affect new deveiopment in the undeveloped mountain-
ous areas as well as developed portions of the City.

Topography in the mountainous portiens of Glendale is
steeply sloping and well disected with stream channels. To
develop in these areas necessitates extreme terrain modifi-
cation, This can result in economic burdens as well as cone
sicerable public reaction.

The presence of the natural chaparral vegetation in the hill-
side causes high and extreme fire risks. Although little nat-
ural fuel is associated with fringe area developments, the
possibility of hrush fires damaging such areas exists.

The otcurrence of fire in many of the hilly areas (see Map
17) of Glendale can also create other safety hazards during
the wetter partions of the year, Large scale fires can remove
significant amounts of native vegetation thereby lessening
the water holding capability of the local hillsides. Given
heavy prolonged rainfall common to Southern California
during the winter, floods and more impaortantly, mudflows,
can and do otcur.

The primary seismic hazard in the City i5 strong 10 severe
ground shaking generated by movement of the Sierra Madre,
San Andreas, or Raymond Hill Faults, The recently adop-
ted Seismic Safety Element included the fallowing land use
recommendations. (1) construction should be prohibited
directly atop or astride the Sierra Madre, Verdugo, and Syc-
amore Canyon Faults; (2) critical facilities should not be
constructed in seismic zones |B, IC, or HE: nor should they
be placed within areas subject to liquefaction and [3) land
use controls may be established for those zones in which
the effect of a combimation of individual natural hazards
results in @ high level of overall hazard, Figure 7 and the ac-
companying Seismic Hazard Map (Map 18) summarize land
use restrictions as identified in the Seismic Safety Element.

Ipublic Works Division, Sewer Section, February, 1975,
2Public Works Di vision, Storm Drain Section, February, 1875,
Ipublic Service Division, Water Section, April, 1975,
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MAP NO. 9
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MAP NO. 10
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MAP NO. 13
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FIGURE 7 B
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D. GROWTH ALTERNATIVES
Introduction

The concept of a Growth Policy as an integral part of the
Land Use Element is a relatively recent developmental-plan-
ning strategy, Growth B no longer the single-minded goal
of local government and planning agencies. Concern for con-
tinued growth has arisen from the realization that develop-
ment brings with it a variety of costs-social, econamic and
assthetic=as well as benefits. A Growth Policy advocates
the development of a course of action for growth on an ur-
ban systems basis.

Growth, change, and even lack of change, all have an impact
on the environment and our urban systems. 11 is not in-
tended for the Growth Policy to displace the Land Use Ele-
ment's traditional function, but rather that it should be-
come an integral part of the Element through which a viable
and desirable distribution of land uses and other related
systems may be directed, Growth Policy, as set forth here-
in, is utilized in order to establish a rational framewark for
decision making related to growth, recognizing at the same
time that social, economic, physical and environmeantal sys-
tems are constantly in a state of evolution,

The primary elements of a Growth Policy for Glendale in-
valve the regulation of the timing and location of develop-
ment. Through the regulation of these prime concerns,
growth management can be implemented o as to adeguate-
Iy assess and direct future growth within the City.
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Several alternatives are available to serve as guidelines to
various levels of growth within the framework of a Growth
Policy. The representative alternatives are High Growth,
Moderate Growth and Low Growth and are briefly des-
scribed as follows:

HIGH GROWTH..a policy advocating a high growth rate
in Glendale would essentially involve implementing the
existing zoning map and ordinance regarding construc-
tion of apartment houses and multi-story condominiums
throughout the City and advocating accelerated develop-
ment of hiliside subdivisions, Accelerated capital im-
provement fund expenditures would be required.

MODERATE GROWTH...this policy offers continued
growth based upon a management policy which advo-
cates and directs growth through a variety of land use
controls and development strategies. |1t would also re-
quire that socio-economic impact analysis be perfarmed
coincidentally with environmental impact analysis prior
to development. This approach would allow pre-plan-
ning and improved levels of service in all areas of the
Community.

LOW GROWTH...a low growth policy would advocate
very limited growth emphasizing development areas both
as to preferred types of development as well as preferred
locations, The technigues and strategies employed by
this policy would require an initial moratoria on develop-



ment to permit a detailed economic impact analysis by
which growth costs versus revenues could be evaluated,
and municipal service deficiencies could be identified on
a specific area basis.

HIGH GROWTH

The high growth policy involves a continuation and acceler-
ation of existing zoning distribution and development stan-
dards within the City. This pelicy would have a substantial
growth impact on the City. Froperty would be permitted
to develop to the maximum standards of the applicable City
ordinances currently in effect,

Much of the existing zoning within the City is not developed
to its permitted potential. Adoption of a high growth policy
would foster virtually uncontrolled growth throughout the
City and place heavy economic burdens on the public sector
as services need 10 expand 1o accommodate sporadic growth
in scattered locations.

If this palicy is followed, the City could accommodate as
many as 245,300 persons. Synonomous with this popula-
tion increase would be a housing density increase, As the
following figure indicates, the total number of housing units
within the City would reach over 133,000 units when max-
imum development 15 achieved.

As Figure B indicates, Glendale’'s housing stock would
increase by approximately 75,000 units, a 152 percent
increase owver its present day level of 58,743 units.
Associated with this increase in housing stock is a change in
the kind of housing available, There has been a marked
trend toward the construction of multiple family dwellings
as opposed to single family dwellings during recent years.
Presently, 51 percent of the existing dwellings in the City
are multiple family units, |If the high growth is imple-
mented, it is estimated that this trend would be accelerated
to the point that by the time maximum development is
achieved, almost 70 percent of the residential units in the
City would be multiple family units, This could, in turn,
create a change in the character of the population which
will affect other areas of the City such as schools, com-
mercial buying power, and transportation needs. Most
of the proposed high density development would be
located south of the Ventura Freeway around the City's
Central Business District. Growth of low density residences
is expected to occur north of this area, primarily in the
MaUNtainous areas.

Commercial and industrial uses could experience significant
amounts of growth as much of the land zoned for these
usés is underutilized, Of the 779 acres zoned for
commercial use, approximately 300 acres are presently
invalved in this use, Approximately 522 acres are indicated
to accommodate industrial use while only 259 acres are
devoted 1o such use,

The high growth policy assumes development of existing
privately owned hillsides and mountainous areas 1o the
current low density standards. From an environmental,
aesthetic, and open space viewpoint, such development
would destroy much of the intrinsic value of the moun-
tainous areas within the City, Dewelopment of this type
may require extensive cut and fill operations and could
eliminate many scenic vistas,

The high growth plan would be relatively simpie to imple-
ment as it essentially entails the continuation of existing
policies and standards relative 1o dewvelopment pressures,
Development would be allowed to continue to the stan-
dards established by existing zoning ordinances or be
encouraged by ordinance incentives,

MODERATE GROWTH

A moderate growth policy involves the direction and
management of growth within the City. This palicy
invalves a “phasing™ process consisting of five year develop-
ment guides regulating the pattern in which growth should
occur.  The timing and location of growth would be
directed in such a way that future growth would be
compatible with City provisions and policies, Growth
would be encouraged in areas mosti suitable to accom-
modate development,

The development potential of an area would be determined
through an analysis of available public services, |n those
areas where services and facilities are nat available, growth
would be delayed or directed elsewhere until such time as
adegquate facilities are available, Such a policy would
permit continued growth within the City while providing
the necessary time and facilities to allow growth to accur
in an orderly planned manner. . Develapment would not be
recommended in areas deficient in services until these areas
are prepared for dewelopment (i.e., installation of new
water mains, street widening, etc.).
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This program represents a lower growth policy for the
City than existing zoning and development policies, In
contrast to the high growth policy which allows a max-
imum  development of 133,970 dwelling units {and an
estimated 245,300 people), the moderate growth policy
aliows for the ultimate attainment of 93,650 units with
a population of 190800. In order to direct growth 1o
appropriate areas, the moderate growth alternative pro-
poses a reduction of development intensity in some areas
and advocates increases in other areas, This method would
necessitate the utilization of a variety of implementation
techinques 1o accomplish the desired goals and objectives
of the City.

Existing land utilization throughout Glendale is consider-
ably less than the existing zoning patterns would permit.
While adequate 1o meet existing needs, many public
services and facilities are not sufficiently deweloped to
meet the demands of the zoned potential. An underlying
precept of the moderate growth plan is to allow time for
services to be upgraded to accommodate future growth
and development, Without the attainment of an adequate
level of services, severe ramifications related to the socio-
economic and environmental conditions would result,
Examples of these ramifications are inadequate recreation
facilities, storm drains, sewers, fire and police protection,
and unabated pallution, as well as actual or perceived
environmental and social incompatibility, The proposed
policy reflects a growth plan less intensive than existing
zoning but more intensive than existing land use.

Mew land use classifications to be applied to the moun-
taingus areas are introduced in this alternative, These
classifications include open Space requirements and link
density to existing topography.  These classifications
account for approximately 32 percent of residentially
zoned land in the City,

In contrast to the high growth plan which is designed 1o
provide for 48 percent of the population to reside in the
high and wery high density categories, this plan advocates
only 19 percent in these categories. A substantial amount
of residential land use is allocated in the medium and
moderate density categories in order to provide for
densities which are commensurate with existing land use
and service system capabilities., These categories also
reflect recent dewelopment trends of multiple family
housing.

Commercial acreage is indicated 1o be greater in this
alternative than in either the high or low growth alter-
natives, The primary reason for this is that the commercial
category includes both commercial retail centers and
commercial service districts which provides for community
services of an industrial nature. The moderate growth
policy emphasizes the development of industrial parks,
as opposed to general industrial areas, an emphasis which
is not featured in the other growth alternatives,

Recreationfopen space acreage experiences a modest in-
crease throughout the course of the plan, This increase
is based on the parks and open space recommendations in
the adopted 1990 Open Space, Recreation and Conserva-
tion General Plan Elements.

LOW GROWTH

The low growth policy proposes a limited increase in the
City's population and housing stock. Such a policy would
encourage the continuation of existing land use densities
and patterns while discouraging concentrated large scale
developments, The City would remain virtually “as is”
with limited development permitted anly in defined areas.

If developed to maximum density standards per existing
ordinances (High Growth Alternative), the City could have
as many as 133,970 housing units and a population of
245,300, These figures differ significantly from the figures
indicating existing land use imasmuch as the current
number of housing units is 58,743, while the present
population is approximately 136,600, The low growth
policy would limit growth to conform to existing land
use rather than promote the tremendous growth potential
present zoning allows,

Much of the growth that is expected in the course of this
alternative will be the filling in of vacant single family
parcels and limited construction of multiple units in
predominant apartment arcas where a few isolated single
family dwellings remain. A wvery low density standard in
mountain areas is greater than the moderate growth policy.
Figure 10 indicates the growth recommendead in this plan,

—_— —— —

Implementation of a low growth plan would require a
major administrative effort on the part of the City to
limit growth 1o desired levels, Stringent growth controls
such as permit moratoria would be necessary to effectuate
such a plan,

This alternative would require downzoning on a large
scale as much of the City is zoned for higher densities than
presently exist, Associated with this procedure would be
the related administrative, political and economic impacis
implicit with wholesale downzoning, However, such a
process would greatly reduce the allowable density through-
out the City.




E. POPULATION PROJECTIONS
Introduction

The purpose of this section is to provide data for the
establishment of policy on the subject of population
growth in the City of Glendale, an integral part of the Land
Use Element.

Future numbers of people (i.e., population growth or
decline) is one of the most significant issues to be faced in
the allocation of land for future residential uses - the
primary user of urban space and for commercial and indus-
trial allocation. This function is one of the major purposes
of a land use plan, the other being the allocation of
sufficient and well located sites to provide for other
necessary urban functions, including: the establishment
and maintenance of a competitive economic position;
sufficient employment and recreation opportunities, cul-
tural experiences; and, an aesthetic, functional and safe
environment. The anticipated population under a number
of selected scenarios is also a necessary component for
the development of alternative growth policies. Specifi-
cally, Section 65302 (a) of the State Planning Law, includes
the following in its description of the required Land Use
Element:

“The Land Use Element shall include a state-
ment of the standards of population density
and building intensity recommended for the
various districts and other territory covered
by the plan.”

Analysis

Whatever the inherent advantages and disadvantages of
population growth, a definite city policy will be required
on the issues of population and its spatial distribution,
Population growth in any amount will require expansion
inte the undeveloped hill areas andfor the recycling of our
present residential neighborhoods into areas of higher
density.

Pricr to developing alternative strategies for future growth,
it is necessary to assess past trends and the future of
population change under current forces, i.e., if present
trends continue.

Two key determinants of population growth are: (1) the
rate of natural increase (the number of births less the
number of deaths); and (2} the rate of in-migration
and out-migration (the number of people moving in the
City less the number of people moving out of the City).

Matural Increase

The birthrate for the City of Glendale has been declining
since 1960 to such a degree that in 1973 the death rate
exceeded the birthrate, as illustrated in the following
figure:

In- and QOut-Migration

While migration factors zan never be completely and
accurately measured, certain measurement techniques are
available. The most acceptable is to project population
from a base year in accordance with natural increase data
(Cohort Survival), These data are then compared to the
actual or estimated population of a given year, the
difference is then due to migration factors. If the
population is lower than anticipated, a new out-migration
occurred during the pericd, If the population was
higher than anticipated, a net in-migration occurred, As
can be observed from Figure 12, except for one period,
1945-48, Glendale has consistantly experienced an in-
migration of individuals,

Population Trends

The population of the City of Glendale since its incor-
poration on February 5, 1908, has exhibited a growth
trend throughout its history. This trend has been measured
by the decennial census conducted by the LS. Department
of Commerce and estimated since 1970 in the Planning
Division's Population and Housing Quarterly Report.

For gereral information purposes, Figure 14 identifies
the distribution of population by age and sex for each of
Glendale’s nine communities.

Alternative Scenarios

For the purposes of this report, three alternative popula-
tion projections or scenarios have been developed.,

The first scenario, designated as Series |, assumes a growth
rate averaging 1 percent annually (high growth alternative),
which would result in the present trends theory continuing
without any of the controls necessary to achieve a low or
moderate growth policy.

The second scenario, designated as Series |l, assumes a
continuation of a moderate but stable growth in population
and may be referred to as either “present trends
continuing” or the "moderate growth alternative.”” This
would approximate a growth rate of 0.6 percent per year,
compatible with the rate currently existing and with the
growth anticipated by the previously discussed moderate
growth policy,



FIGURE 12
IN— AND OUT—-MIGRATION (1940-1974)

ACTUAL OR ESTIMATED POPULATION MINUS NATURAL INCREASE POPULATION
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*1.00 represents an equilibrium population, i.e., in-migration equals out-migration.
Source: Los Angeles County Health Department and Regional Planning Commission and Glendale Planning Division
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The third scenario assumes a growth rate of approximately
0.2 percent {low growth alternative). The resultant FIGURE 13
projections are herein designated as Series |1, Figures 15
through 18 illustrate each of these projections for five- POPULATION TRENDS (1910-1975)
vear increments commencing ;n 1970 and ending with ANNUAL
1990, Five wyear age intervals for the City’s populace are
also  utilized, In summary, the alternative scenarios DATE POPULATION CHANGE
provide the following total population alternatives; using
1970 as the base year. (See Figure 15) April 1, 1910 2,748 ——=
April 1, 1920 13,536 17.3%
Figure 19 illustrates the three scenarios discussed as well as April 1, 1930 62,736 16.6%
two other methods of population projection, The Cohort- April 1, 1940 82,582 2.8%
Survival method projects population solely on the basis April 1, 1950 95,702 1.5%
of birth and death rate of the base population and does April 1, 1960 119,442 .2%
not allow for in- or out-rmigration in the basic formula. April 1, 1970 132,664 1.1%
The area capacity method assumes that land will be utilized April 1,1871 132,175 -0.4%
as planned or zoned although at a decreasing ratwe, The April 1, 1972 132,738 0.6%
largest number of people that could be accommodated April 1, 1973 133,551 0.6%
{maximum capacity) by the plan or zoning is a key factor April 1, 1974 134,572 0.7%
in this latter formula. The projection shown is based on April 1, 1975 137,372 2.1%
the etfectuation of the Land Use Element amended in
1968, which generally reflects current zoning in the City
of Glendale, This area capacity method provides for the Source: 1910-1970 U.S. Census; 1971-1976 City of Glendale
greatest population growth, exceeding 181,000 by 1990, Population and Housing Quarterly Report
Without in- or out-migration factors, the Cohort-Survival ) <
method provides the lowest growth rate - 136,500 by [
1990. FIGURE 15
Series | approaches the area capacity projection with SERIES | SERIES 11 SERIES 1]
162,000 persons by 1990. Series ||l provides for a very (HIGH) (MODERATE) (LOW)
low rate of in-migration with an estimate of approximately ;
138,000 by 1990, just 1,500 people ower the natural 1e70* 132,752 132,752 132,752
PR 1975 139,650 136,750 134,000
1980 146,750 141,000 136,060
Series |l represents a moderate or middle of the road 1985 154,200 145,250 136,450
estimate, allowing for an average maximum in-migration 1990 III,_,IH 149,600 137,908
rate of 660X persons annually between 1970 and 19490,
for a total 1990 population of 149,600,
*U.S Census 1970, subssquently revised to 132,664; since age
These alternative scenarios have implications on housing categories were not similarly revised, the earlier data was used.
unit need, school facilities needs and service requirements.
These costs will be discussed in other sections of this **The January 1, 1975 City population estimate (Quarterdy Report)|
document prior to the development of recommended was 136,599,
strategies to achieve the desired or recommended rate of

growth,
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FIGURE 14

POPULATION DISTRIBUTION BY AGE AND SEX
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FIGURE 19

CITY OF GLENDALE
ALTERNATE POPULATION PROJECTION METHODOLOGIES
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F. LAND USE AND ZONING CORRELATION

Introduction

Current zoning in Glendale can be categorized into four
major classifications: residential; commercial; industrial;
and special recreation. Specific zones are provided within
each major classification in order 1o more closely define
land use, Although zoning is subject to modification, much
of the land in the City has remained in the same zane for
over half a century,

The purposs of this section of the Land Use Element is to
provide a statistical analysis of the correlation between
land use and zoning. The methodology involved in
providing this analysis revolves around the urilization
of the Glendale Land Use Information System (GLIS) to
review city-wide land use, and provide a more specific
analysis at the community level in order to identify and
assess specific problem areas.

Analysis

City-wide totals for zoned land by major land use classi-
fications are shown on Figure 20, The figure indicates net
acres zoned as opposed to gross City acreage (streets,
flood control channels, etc., have been excluded). The
figure indicates that of the net acres zoned, residential
zones comprise 76.8 percent of the total, approximately
4.7 percent of said total is devoted to commerciaily zoned
property, 3.3 percent to industrial, and 15.2 percent to
the special recreation zone,

The correlation between actual land use and land use as
intended per municipal zoning regulations is shown in
Figure 21, with classifications divided into five categories:

TOTAL ACRES PER ZONE - the total number of
acres included in a specific zoning district.

PERCENT UTILIZED AS INTENDED - the per-
centage of zoned acres devoted to the use intended
by municipal codes and ordinances,

PERCENT UNDERUTILIZED - the percentage of
zoned acreage devoted to a less intensive use than
specified by City ordinances (i.e., a single family
dwelling unit in a multiple residential zone}.

PERCENT OVERUTILIZED - percentage of the zone
classification devoted to & maore intensive use than
intended, as a result of a variance or the existance of
a nan-conforming use,

PUBLIC/SEMI-PUBLIC USE - land uses devoted
to and utilized by the general public {such as
schools, government offices, recreation facilities,
parking, utilities, etc.).

Figure 21 indicates that on a City-wide basis, considerable
disparity exists between existing zoning and land use,

The residential zones vary in effective utilization from
10.4% to 39.8%. In the lowest density Zones, this is
primarily artributed to wvacant, mountainous property.
Whereas, in the higher density zones, underutilization is
primarily attributed 1o the occupation of single family
dwellings in zones permitting multi-family residential uses.
Only minor overutilization, such as commercial uses,
oCcurs in residential zones.

In the commercial zones, the percentage of land utilized
for commercial purposes varnes between 45,3% and 60.6%.
Underutilization is primarily the result of resicdential
uses occupying the peripheral areas of commercial zones.
Industrial uwses in commercial zones (overutilized land)
rarely occurs.

Industrial zone wutilization for industrial purposes wvary
between 35.3% and B2.6%. Underutilization occurs in the
form of commercial uses and non-conforming residential
uses, The special recreation zone is fully utilized as
intended,

Community Analysis

To provide a more complete and detailed analysis of zoning
and land use, Glendale was divided into nine communities
(22 Map 21) which provided the basis for a comprehensive
review and analysis,
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FIGURE NO. 20
Zoning Land Use Acreage - City Wide 1977
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The review of land use and zoning indicated that the
axisting nine communities fall into two general groups.
Those communities located in the southemn portion of the
City (West Glendale, Central Glendale, East Glendale,
Southwest Glendale and Southeast Glendale) all share
similar land use problems and constraints primarily related
to early development, while the remaining four com-
munities [(North Glendale, Verdugoe Mountainsg, Verdugo
Canyon and San Rafael Hills) have characteristics related
to mountainous development.

In the southern communities, many factors affect growth
and development, including the rental rate structure, age,
unavailability of parcels for consolidation, inflated pro-
perty values, and high construction costs. In many areas,
these factors are coupled with mixed and congested land
use, inadeguate open space, and over-crowded streets.
These conditions emphasize the need for improved growth
direction and incentives in these areas.

The southern portion of the City was originally platted
and developed as a single family residential district in the
early part of this century. In the last thirty to forty
yvears, development has changed, through zoning, to em-
phasize commerce, industry, and high density residential
uses, However, the original design of the area is not one
that can successfully accommaodate this change in develop-
ment emphasis. By today's development standards, the
lots are too narrow and shallow to accommodate high
density residential use, there are to0o many streets, and
these streets are too narrow to handle the volume of traffic
that they must carry, This problem is further complicated
by the fact that small lot sizes and existing uses limit
the development of adequate off-street parking facilities,
thus forcing parking onto the streets which compounds
congestion on already narrow roadways,

In the remaining four communities, several factors affect
future development. All four communities are located in
mountainous areas of the City which present topographical
restrictions to development, as well as problems of access
and, in some instances, inadequate street widths, Many
of the problems and restrictions that exist in these
communities differ from those of the southern portion of
the City in that they apply almost exclusively to low
density single family residential developmant.

The primary focus of this section is the distribution of land
uses and their relationship to the utilization of zoning as
it presently exists, Figure 22 portrays land utilization for
five generalized zoning classes by community to facilitate
this analysis, This figure shows by community: the
amount of acreage devoted to each of the major land use
classes; intended utilization, underutilization, overutiliza-
tion; and acreage devoted 1o public and/or semi-public uses,
Maps 22 through 26 display this information graphically.
An analysis of this information shows that Glendale's
communities can also be grouped by use emphasis, land
utilization, and the resultant problems and potentials
related to land use and zoning.

LOW DENSITY RESIDENTIAL DISTRICTS

The mountainous communities of Narth Glendale, Verdugo
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Mountains, Verdugo Canyon and the San Rafael Hills
provide for ower 91 percent of all the low density
residentially zoned land in Glendale, Utilization of this
land is relatively low in these communities, reflective of
the large amount of unsubdivided wacant mountainous
land,

MEDIUM DENSITY RESIDENTIAL DISTRICTS

Medium density development areas are widely dispersed
and located in all communities except Verduge Mountains,
Intended utilization is lowest in North Glendale, San
Rafael Hills, Southeast Glendale and Central Glendale.
It appears the areas designated are not suitable or desirable
by reason of small parcels, isolated hillside areas or
economic considerations, In the case of Central Glendale,
desirability and demand for higher density development is
a factor,

Those communities with the highest intended utilization,
East Glendale and Southwest Glendale, contain an apparent
undersupply of this development allocation with 6.1 and
3.7 available acres respectively; West and Central Glendale
appear to contain adeguate acreage for this type of
development but is not appropriately located,

HIGH DENSITY RESIDENTIAL DISTRICTS

High density residential development districts predominate
residential zoning in the five communities occupying the
southern portion of Glendale, and account for 94 percent
of this district’s potential. Southeast and West Glendale
contain over 500 acres each devoted to this 2oning;
however, intended utilization is only 33 and 34 percent
respectively.  Glendale is seriously owverzoned for this
particular type of land use, and only portions of the
East Glendale community show a definite correlation
between high density zoning and land use.

The remaining communities of MNorth Glendale, Verdugo
Mountains, Verdugo Canvon and San Rafael Hills portray
individual differences in high density utilization. North
Glendale's utilization as intended {20.3 percent) is poor
mainly because of the R4 zoning of the Verdugo Hills
Hospital.  High density zoning in Verdugo Mountains
includes only a few parcels near the intersection of Brand
Boulevard and Mountain Street and these few parcels are
mainly developed as intended,

Verdugo Canyon's utilization as intended is influenced
by the Glendale College acreage (approximately 33 acres),
which is zoned R4. Finally, the 68.2 percent under-
utilization shown in the San Rafael Hills consist of vacant
underdeveloped land, some of which is isolated by con-
struction of the Glendale Freeway,

COMMERCIAL DISTRICTS

The southern communities account for a majority of all
commercial zoning. As indicated in Figure 22, under-
utilization is normally in the form of residences rather
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FIGURE 22
UTILIZATION OF EXISTING ZONING BY COMMUNITY 1977

NORTH VERDUGO VERDUGOD SAN RAFAEL EAST SOUTHEAST  SOUTHWEST CENTRAL  WEST
GLENDALE 3 mounTains(3)  canvon HILLS GLENDALE  GLENDALE GLENDALE GLENDALE GLENDALE
1. Low Density Residential
Total zoned acreage 2.280.0 5,567.7 1,024.3 2,736.7 356.8 111.6 0.0 9.5 554, 2
Utilized as intended(%) w7 159.0 54.3 24.2 86.9 72.5 0.0 8.0 87.3
Underutilized(%) 352 26.4 350 45.8 5.1 19.3 0.0 0.0 1.1
Overutilized(%) 1.8 oo 1.6 0.3 1.8 71 0.0 0.0 32
Public/semi-public(%) () 253 54.6 9.1 29.7 6.2 1.1 0.0 19.0 8.4
2. Medium Density Residentialll)
Total zoned acreage 96.9 0o 506 2.2 6.1 343 3.7 30.3 B83.7
Utilized as intended(%) 30.8 0.0 514 31.8 55.7 256 97.0 8.2 53.5
Underutilized(%) 58.0 0.0 30.9 68.2 44.3 729 3.0 54,1 43.8
Overutilized(%) 4.1 0.0 0.0 0.0 0.0 1.2 0.0 24 1.2
Public/semi-publicl%) (2) 7.1 0.0 12.7 0.0 0.0 0.3 0.0 23 1.5
3. High Density Residential
Total zaned acreage 19.2 2.2 81.3 126 250.7 595.7 210.2 2356 527.0
Utilized as intended (%) 20.3 63.6 30.9 30.2 49,2 334 315 38.5 344
Underutilized(%) 29,7 6.4 19.2 66.2 37.5 423 51.4 47.0 49.5
Overutilized (%) 94 0.0 9.3 0.0 1.9 1.4 4.0 31 1.3
Public/semi-public(%:)(2) 406 0.0 40,6 1.6 11.4 229 7.1 11.4 14.8
4. Commercial
Total zoned acreage 91,8 58 16.7 0.6 81.0 118.0 1.3 275.7 103.8
Utilized as intended (%) 59.0 15.5 65.9 50.0 63.5 51.4 51.4 40.6 53.2
Underutilized(%} 28.7 8.6 156 50.0 13.1 25.1 33.9 24.5 20.0
Overutilized(%) 25 00 1.2 0.0 1.2 7.0 .8 3.6 52
Public/semi-public(%)(2) 9.8 759 17.3 0.0 222 16.5 10.9 31.3 126
B Industrial
Total zoned acreage 9.8 0.0 3.3 0.0 0.0 0.0 163.9 0.0 352.0
Utilized as intended(%) 23.5 0.0 66.7 0.0 0.0 0.0 43.8 0.0 51.4
Underutilized(%) 70.4 0.0 18.2 0.0 0.0 0.0 36.7 0.8 23.5
Overutilized(%) 0.0 0.0 0o 0.0 0.0 0.0 0.0 0.0 0.0
Publie/semi-public(%)(2) 61 0.0 151 0.0 0.0 0.0 19.5 0.0 25.1

includes R2 & R3 zone densities
includes publicly owned vacant land, special recreation, and cemetery uses
13X nciudes proposed SR zone change areas in the Verdugo Mountain and North Glendale communities




than wvacant land, Consolidation and redistribution of
commerce is necessary in all of Glendale's communities
except the Verdugo Mountains, Verdugo Canyon and San
Rafael Hills,

INDUSTRIAL DISTRICTS

Industry is predominantly located in two communities,
Southwest and West Glendale. Industrial uses in North
Glendale are supportive and service oriented, and a small
industrial park is located in Verdugo Canyon. West
Glendale and Southwest Glendale demonstrate high
intended utilization percentages considering the public/
semi-public uses are of an industrial nature (Glendale
stearm plant, maintenance yards, etc.), The major causes
of underutilization are discussed in the Industrial section
and consist mainly of al<l, single family homes and com-
mercial uses in industrial districts.,

Findings and Recommendations

The following generalized recommendations are derived
from the analysis summary above:

Vacant hillside property should continue to be
developed, where feasible, with utmost environmen-
tal sensitivity and closely following the recommen-
dations detailed in the Conservation, Recreation
and Open Space Elements.

Moderate and medium density residential develop-
ment is generally in short supply throughout the
City. Where it does exist, it is widely dispersed
and not concentrated in homogeneous neighbor-
hoods, Based on Glendale's need for a greater
variety of housing, it is desirable to provide more
land devoted to this intermediate density use. A
more adequate supply of moderate and medium
density residential property should be provided in
the southern communities and in Morth Glendale
primarily through redistribution and rezoning of
underutilized higher density residential areas, Desired
locations include transitional areas and neighbor-
hoods where buffer areas are necessary between
high and lower intensity use districts,

High density zoning 15 in disproportionately high
supply in the southern commumities, Underutiliza-
tion of much of this land by single family, moderata
and medium density development indicates the need
to preserve the character and integrity of many
neighborhoods in these communities. This should
be accomplished by a redistribution of zoning.

Underutilization is the major problem in commercial
and industrial districts. While redistribution and
rezoning may resolve the commercial problems,
along with the establishment of commercial centers,
revitalization and redevelopment appears to be neces-
sary in many industrial sectors,

Maore specific and supportive recommendations will follow
in the sections on housing, commerce and industry.
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G. RESIDENTIAL

Introduction

The provision for adequate housing allocation is an
integral part of the Land Like Element. The amount and
location of residential uses, the permitted intensity of
use, and the compatibility with adjacent uses are the most
important aspects 1o be considered in relation to land use
planning. A Housing Element was adopted and became
part of Glendale’s Comprehensive General Flan in July,
1975. This document contained a comprehensive analysis
of the residential needs in Glendale and also provided goals
and recommendations necessary for the improvement of
housing conditions,

The purpose of this residential section is to provide an
analysis of the amount, location and compatibility of
residential land use,

Characteristics of the Market Area

The Department of Housing and Urban Development
(HUD} and the Regional Planning Commission (RPC)
have delineated housing market areas which include the
City of Glendale within their boundaries. The HUD
housing market (Northeast Area) and the RPC housing
market |Glendale Area) are identified on Map 27.

Although neither of the two agencies specify housing
market demands for the City of Glendale, an estimation
of demand can be obtained by utilizing the same propor-
tion of existing units in the City as compared to existing
units in the market areas. This proportion can be applied
to the anticipated housing demand for the respective
market areas, By utilizing this technique, the assumption
i5 made that the amount of wacant and underdeveloped
land is equally distributed thrgughout the market area,
The estimation, utilizing HUD projections, is that the
City should contribute 43 single family and 387 multi-
family units per year, The RPC distribution for the
City is estimated at 28 single family and 114 multiple
units annually between 1970 and 1890, The City, from
1970 to 1975, has averaged a gain of 461 dwelling units per
year. This exceeds the estimated market demand of both
HUD and BPC, as a result of multiple unit construction.
Although 407 new single family units were constructed
during that period, there was still a net loss of single
farnily units,

Existing Residential Zoning and Land Use

Residential zoning occupies approximately seventy-seven
percent of all zoned land in the City {see Figure 23). Of
the residential zones, a substantial portion is zoned for
single  family wse (10,331 acres). However, a large
percentage of the R1 and R1R zones are held in public
ownership [approximately 1500 acres) and a large per-
centage (approximately 4,200 acres) is vacant unsubdivided
private residential land in the mountains and in today's

= CiTY OF GLENDALE

GLENDALE AREA HOUSING MAREET (AS DEFINED
FResE e fop BY LDS ANGELES COUNTY REGIDNAL PLANNING
COMMISZION)

HOATHEAST HOUSING MARKET (A5 DEFINED BY
U 5 DEPARTMENT OF HOUSING AMD UIRAAMN
DEVELOPMENT]

MAP NO. 22

GLENDALE HOUSING

economy may not be economically or environmentally
feasible for residential development.

The moderate to medium density zones (R2 and R3)
with an existing range of approximately 25-35 unitsfacre,
account for only two percent of the residentially zoned
land. The City contains 1,931 acres of R4 and R4L (high
density, 35.1-58.1 unitsfacre). Of this total, 44 percent
is underutilized, 29 percent devoted to single family uses,
and 12 percent to duplex uses,

With the existing amount of privately held wvacant land
and underutilized high demsity residential land, the City
has the potential to increase its dwelling units from 56,480
to 125880 dwelling units. Figure 24 identifies, by
community, the potential dewelopment of private land.

Figure 25 {(Residential Use and Zoning Comparisons)
compares existing residential utilization in the City to
existing developed residential Zoning and typical City
distribution of residential uses, The most significant
factor is the over emphasis on multi-family zoning patterns
in the City. This factor conflicts with both existing
utilization and with typical distribution found in other
cities,

Figure 26 further emphasizes the disparity of multiple
family residential zoning, The moderate (R2) and medium
(R3) density residential zones have a high degree of
underutilization, The percentage of underutilization in
these two categories is readily subject to variation due to
the limited number of acres invalved (118 acres and 191
acres respectively). Existing location and current develop-
ment standards are not conducive to high utilization of
these zomes. The high density (R4) residential zoning
exhibits the greatest actual degree of underutilization
(848 acres) of all multiple residential zones. It is apparent
that this zone is too widely distributed in the City,



FIGURE 23

CITYWIDE ZONING AND RESIDENTIAL ZONING DISTRIBUTION
CITY ZONED LAND

RESIDENTIAL ZONED LAND

.~ residential
12,572 ac. (77%)

industrial 536 ac. (3%)
commercial 757 ac. (5%

spicial recreation 2,487 ac. (15%)

N

R1R, A1

10,331 ac. (82%)

R4 1,931 ac. (15%)
Source: Planning Division, Glendale Land Use Information System, 1973,

R2 118 ac. (1%}
R3 192 ac. (2%)

J

Land Use Density Range

4 FIGURE 24 B
POTENTIAL MAXIMUM
POTENTIAL POTENTIAL ADDITIONMAL EXISTING POTENTIAL FERCENTAGE

COMMUNITY ACRES UNITS ACRES UNITS UNITS UNITS UMITS®* IMCREASE
Marth Glendale 335.74 823-1,542 25.05 758976 1.581=2518 6,252 7.833--8.770 25-40%

Verdugo Mountains | 2,248.34 | 4,533-9,038 ——— | m——— 4,533-9,038 3,880 B8.413-12918 117-233%
Verdugo Canyon 216.27 B3a5-1,358 18.32 682-925 1.517=2,282 3,499 5,016-5,781 43-65%

San Rafasl Hills 1,355.85 | 2,942-5,708 3.43 157-198 3,000-5,906 2,028 5127-7.934 153-291%
East Glendale 29.38 568743 83.49| 3824-4824 | 4,392-5567 6,958 11,350=-12,55 63—-80%%

Southeast Glendale 4214 791-1,067 | 243.75|11,087—-13,986 |11,878—15,063| 9,978 21,856—-25,031 119-151%
Southwest Glendale 286 127=160 105.27 | 4,842-5,105 4,969-5,265 4,637 9,606-2,902 107-113%
Central Glendale 8.65 387490 116.05 | 5,258-6,633 5.645-7,123 6,845 12,490-13,968 82-104%
West Glendale 17.96 480618 994.30 (12, 757-16,125 | 13,237-16,743 | 12,382 25,619-29,125 107-135%
Taotal 4.257.20 111,486—20,724 | B89.66 |39,365-48,772 |50,851-69,496 | 56,480 | 107,331-125,976 90-123%

**Bazed on density standards only, does not take into consideration topography or ather factors.

\f.i“ Press, 1955, p.46. Based on an analysis of 53 central cities.

51

Category Units/ Acre Zone
Low 2.0-4.0 R1R.R1 (PDTENTIAL DEVELOPMEMNT OF PRIVATE LAND BY cammumw)
Moderate 10.0—20.0 Rz
Middle 27.0-35.0 R3.R3R
@h 46.0-58.0 A4, A4L Source: City of Glendale, Planning Division, GLIS, 1973; Housing Element, 15?5_./
' FIGURE 25 N FIGURE 26 =
RESIDENTIAL LUSE AND ZONING COMPARISONS RESIDENTIAL LAND USE—ZONING UTILIZATION
Single Family Two Family Multi Family Total R1-R1R R2 R3 R
% Distribution 5 as intended 38.9 27.4 39.4 35.9
of Residential e
gl i 80% 6% 14% 100% % underutilized * 5.0 B7.6 48.9 43.9
City.lall zomes) % overutilized 1.0 iz 1.7 4.7
i i i f A 15.0
% Distribution % public, sami public 14.5 1.8 1.6 5.
of Residential % vacant unsubdivided 40.6 0.0 24 s
Zaning in the B5% 2% 33% 100% 100.0 100.0 1000 100.0
City. [exeludas
vacant unsub- TOTAL ACRES 10,331 118 1M 1,931
divided land. * includes privately held subdivided land
Typical City \\- —-"/
Distribu tion
of Developed 80% 12% 8% 100%
Residential
Areas. 1
! Raymond E. Murphy, The American City: An Urban Geo-
graphy, MeGraw-Hill Book Company, 1966, p.375. After Harland
Bartholomew, Land Lises in Amernican Crties, Harvard Univer-



Several ramifications can occur by allowing excessive
high density residential zoning. These ramifications
include: (1) extrema strain on municipal services [i.e.,
schools, parks, water, power, and streets); (2) incomplete
development creating undesirable mixed uses; (3} eco-
nomic consequences resulting from mixed uses e,
devaluation of lower density residential uses);, and (4) poor
buffers between low density residential zones,

Summary and Recommendations

Although the anticipated market demands for the City as
derived from the Regional Planning Commission and
Department of Housing and Urban Development differ in
numeric values, the City contains sufficient vacant and
underutilized land to meet any anticipated demand, Under
existing residential distribution patterns, the City has the
potential to increase its existing residential units by more
than 120 percent. This potential increase, in the extreme,
could lead to significant adverse environmental impacts,

Existing distribution of residential zoning emphasizes low
density and high density zones, The moderate and medium
zoning distributions represent only a small proportion
of residential zomes, The greatest disparity between
existing residential land use and existing zoning Qccurs in
the ower-appropriation of high density zones and the under-
appropriation of moderate and medium density zones,

Historically, development of single family residential land
use has occurred in the more level portions of the City,
Recently, however, due 1o the unavailability of vacant level
land and the amenities offered by hillside development,
new construction has been occurring in the hillsides,
Future hillside development can be anticipated to continue
in environmentally sensitive areas, Existing single family
development standards, particularly density, do not vary
substantially between the level portions of the City and
the more mountainous regions. By applying similar
standards to both areas, severe environmental impacts
could ocour in the hillsides,

Ta alleviate the conditions previously described, several
recommendations and modifications 1o existing zaning
distributions and standards are necessary. They include;
{1} introduction of a wvery low density zone for envi-
ronmentally sensitive mountainous property; {2} the
redistribution af high density residential zones to moderate
and medium density zones; (3) revision of existing
ordinances in order to improve design and development
standards; and (4) revision of the density categories in
accordance with Figure 27,

The following section provides generalized housing infor-
matian for each of the City's nine communities,

NORTH GLENDALE

Predominately a low density residential area lying at the
foot of the San Gabriel Mountains, MNorth Glendale
containg sufficient residentially zoned wvacant land to
expand its housing stock. Construction has increased
moderately (2.7% between 1970 and 1975).  Multiple
unit construction has been the principle source of this new
housing. Single family dwellings provide 88 percent of all
available housing in the community. Significantly, many
of these homes are within the financial capability of
moderate income families, as average home values in this
area remain lower than the City's average,

Because major building activity occurred rather recently
(36 percent of all housing units were constructed during
the 1950's) and because the community containg relatively
few housing problems, periodic maintenance will enable
the community 10 maintain a housing stock free from
deweriorating and substandard conditions, Through com-
munity participation in the Morth Glendale Community
Plan, the City has become aware of how the citizens view
their community,

SAN RAFAEL HILLS

A relatively young area in terms of both population and
housing, the community is expected to grow until all
available land has been wrbanized. The community
containg a large portion of unsubdivided vacant land held
in private ownership (41 percent) and may be a major
source of new housing units in the City.

The Planning Division conducted a study of the San Rafael
Hills in 1970. In this study, goals and objectives were
derived incorporating the view and opinions of the resi-
dents resulting in the formulation of a deweloprment policy
for the community, This plan, the San Rafael Hills
Develapment Plan, was adopted by the City Council and
demonstrates a deep concern for conservation of the
envirgnment and the quality of future development. The
Plan reflects sensitivity and provides a guide for the
effectuation of a coordinated program for conservation,
preservation, recreation and urbanization,

In keeping with the residential zoning, current construction
has focused on single family units and wnits utilizing the
Planned Residential Development concept,

VERDUGO CANYON

Well diversified in multiple and single family homes, the
Verdugo Canyon fleor is nearly completely developed,
while the vacant land in the mountains contains the only
area for residential expansion. The San Rafael Hills, which
occupy the eastern portion of the Verdugo Canyon
community, CONtain vacant property in private ownership
and unless changes are made in ‘policy, this area will
eventually be used for residential purposes, The spatial




distribution of potential development in this area will be
influenced by the Glendale Freeway. Sensitivity on the
part of developers to eliminate excessive cuts, utilization
of the clustering concept, and the continuous monitoring
of development by City officials will lessen the potential
for adverse impacts due to development,

VERDUGO MOUNTAINS

The Verdugo Mountains, 8 dominant physical feature of
Glendale, occupies a large percentage of the City's land,
and consists of a series of low density residential neigh-
borhoods lacking any physical housing problems, These
homes cater to the higher income population groups,
Noticeable subdivision activity can be witnessed along the
mountain canyons and ridges. These undeveloped portions
of the Verdugos are a major open space and conservation
resource which have been studied to determine the feasi-
bility of continued development, The Open Space and
Conservation Efements of the General Plan recommend the
protection of major ridge lines and promotion of an Open
Space FZone, The degree of development permitted in the
Verdugos has been a frequently debated issue among
citizens, planners, and public officials. Present construction
of the southern slope has almost reached City owned
property which may well be the decisive barrier in curbing
construction in that area, Promoting planned orderly
development through zoning procedures and ordinance
amendments has been the current method in guiding
residential growth in the Verdugo Mountains,

WEST GLENDALE

Cue to the diversity of income levels, housing costs, and
housing types, West Glendale is best analyzed using the
neighborhood level,  Housing wvaries from middle and
higher income homes in the Glenwood and San Rafael
areas 10 low and moderate househaolds in the Fremont Park
and Grand Central neighborhoods. The vast amount of
housing units available, coupled with the diversity in
price ranges, offers residents a wide selection of homes in
this community,

An increase in the community’s housing stock resulted
from the construction of multiple units at the expenss of
single family homes, While full utilization of the R4 zone
(49 percent is presently underutilized) is unlikely, con-
tinued development would increase the density of the area
guite significantly. These newly constructed units are
generally above the economic capability of many residents.
West Glendale is well maintained and diversified in its
housing stock, However, certain areas located near intense
commercial or industrial uses or in areas containing a
large number of absentee landlords have exhibited signs of
overcrowding, lack of maintenance, and deficiencies in
housing conditions.  Although these areas are minimal,
action will be reguired 1o alleviate these housing deficien-
CIES,

SOUTHWEST GLENDALE

Traditionally known for itz low and moderate income
housing units, Southwest Glendale is primarily a renter-
occupied community, All residential zoning, except for 4
acres, is high density although over 51 percent of this land
is occupied by low density uses, Mumerous blocks are,
therefore, occupied with a mixture of apartments and
single farmly dwellings and some contain single family and
duplex wnits exclusively, In September of 1970, the
Planning Division completed an analysis of the physical and
economic conditions in Southwest Glendale. One of the
main findings of the study pointed out the need for a
program of community improvement in the area.

Current residential construction in the area has been nearly
nonexistent. The demolition of existing dwellings with
relatively little residential construction since 1970 has been
the trend in the community.

Low and moderate income categories in both rental and
owner occupied units account for 94.8 percent of all
community houwsing units,. Due to a high degree of
absentee ownership, overcrowded housing, deficient units,
and a lack of maintenance in the area, it is evident that
problems exist in the community. In addition, mixed uses
can be witnessed throughout the area and, in many cases,
na buffers exist between the residential and industrial uses.
The vast amount of high density land underutilized could
present major density problems if deweloped to capacity.
The community caters to lower Iincorme families and
individuals, howewver, many aréas requiré improvement to
provide adequate housing for the area’s population,

CENTRAL GLENDALE

Central Glendale is the major source and the prime
location for high density dewelopment. Close proximity to
the commercial canter of the City makes the area con-
ducive for this type of land use.

Currently undergoing a major transformation in 15 resi-
dential character, Central Glendale is expected to remain
predominately a residential community. Current con-
struction in the last five years has eliminated many lower
income single family units and has produced large multi-
unit complexes on previously underutilized land, These
multi-unit complexes cater exclusively to middle and
high income individuals and families, The value of homes
and rent of older dwellings is below the City's average.
This fact and the close proximity to the cormmercial center
has attracted a large number of elderly citizens.

Certain areas are showing sians of deterioration. Periodic
maintenance and code enforcement could best alleviate
many of the problems confronting the community's
housing stock,




SOUTHEAST GLENDALE

Southeast Glendale is a major source of Glendale's multiple
unit housing stock, While the land uwse is equally distri-
buted among high and low density developrment in terms
of acreage, Southeast Glendale contains more multiple
units than any other community in the City, Present
residential development has taken the form of demalition
of older single family homes with replacement by larger
apartment complexes, The majority of the housing caters
1o low and moderate income families, however, newer
construction is substantially more costly. Utilization of
the Planned Residential Cluster Ordinance could provide
moderate incoma units,

EAST GLENDALE

An area traversed by many man-made physical barriers,
the East Glendale Community lacks the formal identity
evident in most other communities. The area is composed
af four neighborhoods, each containing their own distinet
housing characteristics.  Housing north of the Ventura
Freeway contains middle to high income single family
housing, while housing south of the freeway provides low
and moderate income families a variety of housing units,

In an area undergoing a major transformation in its
multi-family character, development of underutilized R4
land could have a major impact upon the community's
growth rate. Asg an area containing a large selection in
housing units, future development in East Glendale is
expected 1o continue to increase its multi-family character
at the expense of its single family units.

H. COMMERCIAL
Introduction

The attainment of an optimum level of commercial
facilities is an important aspect in the structural balance of
a community. The purpose of commercial activity is 1o
provide canvenient and available services to the residents
of a community, By fulfilling this purpose, commercial
activity ensures employment, continued housing demand,
and tax advantages to the community. Maintaining the
optimum magnitude and location of commercial facilities
i of prime importance in community planning and,
therefore, a significant consideration of the Land LUse
Element,

The location of commerce is related 1o residential concen-
trations and the type of commercial activity, Convenience
items should be located in close proximity to residential
areas, whereas more intense commercial activities can be
concentrated and located more distant. This concept of
locational requirements  introduces the categories of
neighborhood convenience and community and regional
shopping centers. Compatibility of adjacent land uses
differ with each of the foregoing categories.

The purpose of this Section is to: (1) identify the demands

for commercial services; (2) analyze the amount, location
and land use compatibility of existing commercial facilities;
and (3) recommend and implement programs for improve-
ment of commercial facilities.

General Characteristics of the Market Area

Glendale is the third largest city in Los Angeles County.
It encompasses 30.41 square miles of topographically
diverse land and houses 136,000 people. Glendale's
economic sphere of influence extends beyond its juris-
dictional boundaries to include the adjacent communities
depicted on Map 2Z8. This secondary market area encircles
124.6 square miles and contains 530,000 people. There-
fore, Glendale serves a market area of 154 square miles
with a population of 668,950,

Located within and closely surrounding the Glendale
Market Area are several regional shopping centers. The
location of these centers and their distances from Glendale
are depicted on Map 29. Those within the Glendale Market
Area include the Eagle Rock Plaza and Lake Street in
Pasacdena. Those located outside the Market Area, but
serving the Glendale Market include: Valley, Laurel,
Topanga, Arco and Broadway Plazas; Panorama City,
Merthridge and Sherman Oaks Fashion Squares; and Wood-
land Hills Promenade. Many of these centers are recently
completed totally enclosed malls offering from two 10
four large department  stores and numerous smaller
specialty stores. Due to their design and availability
of merchandise, these centers arttract consumers for the
purchase of larger goods (e.g.. furniture, appliances, e1c.)
from thraughout the region.,

Primary shopping areas within the City of Glendale include
the Montrose Shopping Park, Glendale Fashion Center,
and Brand Boulevard. With construction of the Glendale
Galleria, as well as the revitalization program for Brand
Boulevard, Glendale will more effectively compete with the
regional shopping centers located in and around the
Glendale Market Area,

Market Area Demand

The number and size of shopping centers which can
effectively compete within a market area is largely depen-
dent on population characteristics.

The Glendale Market Area is identified on Map 28, and
contains an estimated population of 668,950, This popula-
tion has been increasing at approximately 1.2 percent per
year since 1950, The largest increases were experienced
during the 50's, since that time the rate of increase has
steadily declined. The population growth, change and
projection for future growth for the Glendale Market
Area are shown in Figure 28,

Population age distribution for the Glendale area is noted
in the population section of this report. Glendale's age
composition containg a high concentration of the elderly
located near the Central Core close to shopping centers,
The distribution of the median annual family income
throughout the Market Area is depicted on Map 30,
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The highest income category ($18,000 and over] is con-
centrated within the City of Glendale and communities
immediately adjacent to the City. These income categories
alone, however, do not necessarily correspond to potential
effective purchasing power of an area. The factor which
may be of more wvalue is the density of population
within these areas. Current population growth changes
and population projections by area for the Glendale
Market Area are shown in Figure 28,

The amount of potential sales which can be expected from
the Market Area can be estimated from population and
income characteristics, Disposable income (also known as
effective buying income) is total income (wapes, salaries,
interest, etc.) minus federal, state and local taxes, The
amount of money considered to be spent on retail sales
is estimated at 60 percent of the total disposable income
for the Los Angeles metropolitan area,! Figure 29
depicts the total disposable income for the potential sales
by area for the Glendale Market Area. The potential retail
sales volume for the primary market area [City of Glendale)
is estimated at approximately $438 million. The total
market area exceeds 32 billion,

If market areas were considered to be ""closed systems,”
one would expect that actual retail sales would be
equivalent to the potential retail sales of the market

area, However, the system is not closed, inasmuch
as commercial centers outside the market area attract the
buyer, As Figure 30 indicates, the percentage of “capture”
varies considerabiy between communities, For example,
the City of Pasadena receives 110 percent of their potential
sales indicating that commercial activity attracts consurmers
outside the primary market area. In contrast, the City of
Long Beach only obtains approximately 80 percent of their
potential sales. The City of Glendale is currently abtaining
approximately 80 percent of the potential taxable sales
of the primary market aréa. An increase in this percentage
can be anticipated as a result of the Galleria and revitali-
zation alang Brand Boulevard.

Trends in taxable retail sales between 1963 and 1973 are
shown on Figure 31 for the primary market area and
adjoining cities of Burbank and Pasadena. Utilizing
constant dollars for comparison, Glendale experienced a
228 percent increase during the period;, Burbank, a
3 percent increase. and Pasadena, a 2,9 percent decrease in
taxable sales, The rate of growth during the last three years
in the Glendale Market Area has been minimal, although
the rate of increase and amount of retail sales in Glendale
is expected to increase in the future as a result of
commercial improverments in the Central Core,

1U.5 Department of Labor, Bureau of Labor Statistics.
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' FIGURE 28 “\
POPULATION GROWTH, CHANGE AND PROJECTIONS
GLENDALE MARKET AREA - 1950 TO 2000

Population Growth and Change Population Projections
Statistical Area 1950 1960 1970 1973 1875 1880 1985 1980 1996 2000
14.1 Glendale 95,702 119,442 132,752 134,437 136,750 141,000 145,250 149,600 154,200 158,850
4.1 Burbank 78,577 00,155 88,871 80,078 89,200 89,500 89,9200 90300 90,700 91,100
14.21 Eagle Rock 45,704 49341 53,726 653,087 63,200 53500 53,700 653,900 54,100 54,400
1422  Los Feliz- 420621 35022 35919 36,627 37.000 37.300 37600 37,900 38,200 38600
Atwaber
14.3 La Crescenta- 20,135 17.082 19620 192388 19600 20,200 20800 21300 21900 22,500
Montrose

21.11  Silver Lake  ©6,506 55080 659,927 60,788 61,000 61,300 61,500 61,800 62000 62,300
2113 Highland Park 34,224 33,716 39,320 39,498 39,600 40,100 40,600 41,100 41800 42,100
241  Pasadena 104,577 116,407 112,951 114,926 115,100 115,600 116,100 116,700 117,000 117,500

24.21  Flintridge- 9,677 18,338 20,714 20,618 20,800 21400 22,100 22,700 23300 23,900
La Canada
24.231  Altadena 36,042 40568 42415 42,342 42,400 43,000 43500 44,100 44,600 45,200
331 ;“uillﬂﬂ* 26,563 45,133 53,630 53648 54,300 65900 57,500 659,100 60,700 62,300
nland
TOTAL 561,028 ©21,184 659,853 664,437 668,950 678,800 688,550 698,500 708,300 718,750
,_Source: U.S. Census of Population, 1950, 1960 and 1970; Regional Planning Commission, 1973; Planning Division, City of Glendale, 1973. )
<
( FIGURE 29

DISPOSABLE INCOME AND POTENTIAL SALES
GLENDALE MARKET AREA — 1973
TOTAL POTENTIAL
DISPOSABLE RETAIL
PER CAPITA INCOME SALES VOLUME

STATISTICAL AREA POPULATION INCOME 1S 000) (5000)
14.1 Glendale 134,437 £5.431 5730127 5438,076
4.1 Burbank B3,078 5,080 452 616 271,510
14.21 Eagle Rock 53,087 4,554 241,758 145,066
14,22 Los Feliz-Atwator 36,627 4,675 171,231 102,739
14.3 La Crescenta-Montrose 19,388 4,691 90,949 54,569
21.11 Silver Lake 60,788 3,424 208,138 124,883
21.13 Highland Park 39,498 3,866 152,699 291,619
241 Pasadena 114,926 5,530 635,540 281,324
24.21 Flintridge-La Canada 20,618 8,084 166,882 100,129
24.231 Altadana 42342 4,838 204,850 122,910
33.1 Tujunga—Sunland 53,648 5212 279,613 167,768
TOTAL 664,437 55,018 53,334,303 52,000,582

*U.5 Department of Labor, BLS Report No, 237-72, January 1964, estimated potential
salos for the Los Angales Matropolitan Araa at 60 percent of tha Total Dispesable | neome.
Source: U5, Census of Population, 1980 and 1970; Regional Planning Commssion, 197 3;
Planning Division, City of Glendala, 1973,

> <
i@ FIGURE 30
DISPOSABLE INCOME, POTENTIAL RETAIL AND TAXABLE SALES
GLENDALE AND SELECTED COMMUNITIES 1972
Disposable Potentisl Taxable b Taxable Sales
Ineoma Aetail Sales” Retail Sales as Percent of Par Capita
(S000) (S000) (S000) Potential Sales Sales
Glendale $ 671,985 403,197 § 316,890 783 % $2,353
Burbank 451,886 271,132 167,655 61.8 1,883
Pasadena 481,273 288,764 7,023 109.8 2,810
Long Basch 1,647,194 988,318 588,717 59.6 1678 -
Santa Monica 479,901 287,455 238,843 83.1 2,664
Torrance 692,808 415,685 391,908 894.3 2844
Los Angeles City 12,749,208 7.649.524 5,080,541 66.5 1,802
Los Angales County 31,283,074 18,768,845 12,672,099 67.5 1,787
s Dapartmant of Labor, BLS Réport No.237-72, January 1964, Estimated Potential Retail Sales
for tha Los Angeles Matropolitan Area at 80 percent of the Total Disposable |ncome.
Pnon-taxable food and drug sales, plus non-taxable gasoline sales prior 1o July 1, 1972 would make
actual retail sales approximataly 20 percent higher than taxable sales for each jurisdiction.
Source: State Board of Equalization, Trade Outlats and Taxable Retail Sales in California, 1972:
LS. Census of Population , 1970; Regional Planning Commission, 1972; Planning Divsion,
\ City of Glendale, 1973. J
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FIGURE 31 )
TRENDS IN TAXABLE RETAIL SALES
GLENDALE AND SELECTED COMMUNITIES, 1963—1972
Retail Sales in Thousands of Constant Dollars® Percent Change
1963- | 1966- | 1969- | 1970- | 1971-
1963 1966 1969 1970 1971 19720 | 1972 1972 | 1972 | 1972 | 1972
[ Glendale 252,866 263,156 294,188 71,968 254,187 01108 | 216 | +167 |+ 34 o128 [0
Burbank 156,754 171,365 165,488 151,602 152,752 162894 | + 40 |48 | - 15 [+15 [+ &7
Prsadens 336,256 332,132 321,804 292,959 304,561 308210 | -83 |-72 | -43 [+52 |+ 12
Long Beach 536,132 571,475 588,074 58T 545,907 572351 | + 68 | -08 | - 27 |+62 |+ 46
Santa Monica 195,021 120,018 288,280 132,536 231,698 23203 | +167 |+65 | -85 |-01 |+ 02 |
Torrance 210,128 27381 328,027 309,458 3431876 31,013 813 [+392 | <162 [+231 | +108
Lo Angelss City | 4,230,545 4,533,606 | 4,757,237 | 4465614 | 4,560,23 4548936 | +17.0 |+ 02 |+ 40 [+108 |+ 83
Los Angeles County | 0,850,887 10894608 | 11,658,625 | 11,000,133 | 11,383,814 | 12319815 | +250 |+1k1 |+ 67 |+12.0 |+ 8.8
';:H]H_tﬂ::uln reprevented in 1972 doblars wtilizing the Consumer Price Index for the Los Angeles-Long Beach Stand srd Metropoliten Statistical Area lor the annusl
an ar.
PG asoline sakes which became taxable en July 1, 1972, have been deleted in ordar to make the yearly sales figures comparable.
Ls..m State Board of Equalization, Trade Outlets and Taxable Ruetsl Sales in Cabifornia, 1963, 1966, 1969, 1970, 1971, 1972; Plnning Divisien, City of Glendale, 1973, )

Shopping ltem Categories

Information is available for the distribution of sales into
major retail categories. From data of actual sales by major
category obtained from the State Board of Equalization,
the following chart represents the percentage distribution
of sales in Glandale:

DISTRIBUTION OF RETAIL SALES

CONVENIENCE GOODS PERCENTAGE
Food 20
Drug 3
Eating and Drinking B

SHOPPING GOODS*

General Marchandise 12
Furniture, Housawares, Appliances 4
Apparel ]

OTHER RETAIL GODDS
Automotive 24
Gasolina 6
Building Material, Hardware 3
Other® 14

*Retail groups principally affected by the Galleria
and Revitalization projects.

Figure 32 depicts the estimated potential sales by major
category for the Primary and Secondary Market Areas as
well a5 actual sales obtained n the City of Glendale,
Unfortunately, data are not available to distinguish be-
tween the primary market area or secondary market area
for the sopurce of actual retail sales, Estimation of the
expected potential sales between these market areas is
given in the figure, Shopping goods (general merchandisa,
furniture, housewares, appliances, and apparel) obtained
the lower percentage of potential sales (51.0) percent
indicating that the shopper is going cutside the City for
thesa iterns, This category, however, will be most affected
by the Galleria and revitalization projects. The distribution
of sales trends by category for the period 1966-1974 is
shown on Figure 33,

( FIGURE 32 ]
POTENTIAL RETAIL SALES ALLOCABLE TO
GLENDALE IN THOUSANDS OF DOLLARS, 1973
Convenience Gosds Shopping Goods Diber Rotsil G oods
Furniturs Building
Migrket Area Enting & Ganeral Housewars, Watarial
Food | Orugs | Orinking | Merchandiss | Applisnces | Appardl | Automotive | Gasoling | Herdware | Owher | TOTAL
Glandals g5 | 12242 | 2539 86,248 15,418 73,124 87,088 ne4 | ssz | 50783 | 373381
Sacondary Market a0 | 9sa | 19880 49,609 12263 | 1980 | 9750 | asre | aere | as3es | 20073
Total Poteatiol Retsil Seles | 91,556 | 13,238 | 45271 95,847 28,660 43,004 126,815 26,74 14482 | 97,768 | 582882
Summary 150,062 167,620 265,210
1873 Fetsil Sales 78,260 | 10,544 9432 45,754 16,843 21,880 85,503 21,535 10,540 61,485 | 3847086
118,236 15,487 141,063
kl_ln (78.8% of Potential} (51.0% of Potential} ~ (88.3% of Potentisl) J




Commercial Area Classification
and Design Standards

Commercial areas can be categorized into shopping centers
and shopping districts (areas). Shopping centers can ba
identified as a group of commercial  establishments,
planned, developed, owned andfor managed as a unit
relative in iocation, size, type of shops 1o the trade area. !
The shopping center also provides on-site parking in
definite relationship to the types and sizes of stores. The
shopping district can be characterized as a miscellangous
collection of individual stores standing on separate lots or
parcels, strung along street frontages or clustered in a
contiguous area, with or without incidental off-street
parking. The district may or may not have a volunieer
association of property owners/fmerchants ta coordinate
activities and ather functions,

Shopping centers can be classified into three primary (ypes
determineg by its major tenant or tenants. Neither site
area nor building area determines the type of center,
The distinction is based on a functional or major tenant
criteria, The centers are

(NEIGHEORHOOD CONVENIENCE CENTERY)

Purposa: Convenience goods (food, drugs and
sundries) and personal services laundry,
dry cleaning, barbering, etc.)

Principal Tenant: Supermarket

Typical No, of Stores: 5—20

Typical Sire: Four to ten acres; serves 5,000 1o
40,000 people within six minutes

driving time.

(COMMUNITY CENTER:

Purpose: Convenience goods, personal services, and
sale of saft lines (apparel] and hard lines
(hardware and appliances)

Principal Tenant: Junior department or varety stone in
addition 1o & supermarket.

Typical Mo, of Stores:  15-40

Typical Size: 10 to 30 acres; serves 40,000 1o

150,000 people.

{ﬁ EGIONAL CENT Eﬂa

Purposa:

General Marchandise, apparel, furniture,
home furnishings in full depth and varisty
Principal Tenant: Full-line department s1om

Typical Mo, of Stores: 40 or more

Hundred Theousands of Dollars )

[ In

All Other

Aute Dealers
& Paris

- ' General
| Merchandise

All Other
Retail Stores

RETAIL SALES BY CATEGORY

Typical Size: 30 acres or more; sarves 150,000
to 400,000 paople 1966 — 1974
- ~ Source: Taxable Sales in Califarnia,
EXAMPLES State Board of Equalization, 1966— 1974
CATEGORY | SHOPPING CENTER | SHOPPING DISTRICT The standards préeviously cited can wvary considerably
- ] depending on several factors such as income levels, com-
MNeighborhood | Grandview & Kennath Glendale Avenue * =
(Manterey Avenug petition, store size, and surrgunding population.  For
1o Glenoaks) example, the density of an area may influence the size,
Community Glendale Plaza Glendale Avenua distance, and parking requirements. Low density resi-
dential regions réquire larger centers, gréatér s@rvice radius
&"i"“" Glendale Galleria Brand Boulevard J and more parking, The reverse is true in higher density

" The Community Builders Handbook, p. 264.

areas, requiring smalléer more compact centers,



Composition of business groups in typical shopping centers include

( PERCENTAGE OF COMPOSITION )
NEIGHBORHOOD COMMUNITY REGIONAL
COMPONENT USE CENTER CENTER CENTER
Apparel " 14 17
General Merchandise 18 k| ] 58
(including specialty stores)
Food and Drugs 43 26 10
(including sating & drinking)
Other Retsil 28 22 14
{including furniture, hardware & automotive)
TOTAL 100% 100% 100%
\  Source: The Dollars and Cents of Shopping Centers: Urban Land Institute, 1966. Yy,
Generalized design standards for commercial centers are the existing amount of acres (779 acres) zoned for
identified in Figure 34. Based on these standards and the commercial uses, Existing commercial uses (535 acres) in
population characteristics of the market area, commercial the City, however, only represents 69 percent of the total
space requirements for the Glendale Market Area are amount of commercial zoning and only 50 percent of the
projected on Figure 35. The estimated required acreage cormmercial zones are utilized by commercial uses. Analysis
for commercial uses (722 acres) closely approximates of the individual commercial areas are as follows
[ FIGURE 34 h
STANDARDS FOR COMMERCIAL CENTERS
Floor Area Customer Circulation
Families Requirement Parking Service and Service
Center Served Per Family Ratio Planting Radius
Neighborhood 1,600 18sq. f 2:1 25 percent % mile walk
Community 13,000 25 5. ft b o4 | 25 percent 15 min. drive
Regional 80,000 20 sq. ft. 4:1 25 percent 1 hour drive
\_ Source: J. de Chiara & L. Koppelman, Planning Design Criteria, pp. 231-233, )
fis FIGURE 35 )

COMMERCIAL SPACE REQUIREMENTS
FOR THE GLENDALE MARKET AREA

CIRCULATION,
FLOOR AREA CUSTOMER SERVICE AND NUMBER DF
FAMILIES REQUIREMENT  PARKING PFLANTING TOTAL AREA REQUIRED  CENTERS
CENTER SERVED 1,000 5Q. FT. 1,000 50 FT. 1,000 S0 FT. 1,000 S0 FT. ACRES NEEDED

Meighborhood 44,410 89 1599 600 2,988 69 8
Community 44,410 1,110 3,33 1,110 5,551 127 3
Regional 183,300 3,666 14,664 4,682 2812 626 2
TOTAL 5,575 19,604 6,292 31481 722 a3

\ Source: Planning Division, City of Glendale, 1973 J
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Commercial Areas

The City of Glendale contains 778.8 acres of commercially
zoned land and commercial uses occupy 5356.4 acres.
Commercial activities are distributed among broad zoning
districts in the following manner:

Commercial uses and commercial zones are distributed
throughout the City. For purposes of this study, twenty-
eight Commercial Development Study Areas are delineated
and are shown on Map 31. Figures 37 and 38 provide an
analysis of existing services, zoning, and compatibility of

ZONE GROUP ACRES PERCENT land uses for each of the twenty-eight commercial areas in
Commaercial 390.0 72.8% the City.

Ruosidential 51.4 9.6%

Industrial 94.0 17.6%

TOTAL 535.4 100.0%

Within the commarcial zones, use groups are distributed as
follows: .

(" use GRoOUP ACRES PERCENT )
Rasidantial 141.0 18.1%
Commarcial 390.0 50.1%
Industrial 30.2 3.9%
Public/ Quasi-Public 8.0 1.4%
Parking 715 9.3%
Vacant 56.1 T.2%
TOTAL 778.8 100.0%

\_ y,

Distribution of commercial activities in each of the
commercial zones and other zones is summarized in Figure
36, Effective utilization of commercial zones by com-
mercial uses approximates 50 percent. Commercial services
followed by retail trade occupies the largest percentage of
land used for commercial purposes in the City.

COMMERCIAL AREA 1 - FOOTHILL BOULEVARD

Area 1 is located in the Morth Glendale Community and
can be characterized as mixed, strip commercial and light
industrial uses fronting along Foothill Boulevard, Effective
utilization of the commercial zone by commercial uses
(66%) is higher than the City's average (50%). Commercial
autamaotive is the dominant commercial use along Foathill
Boulevard (45.7%) with retail sales the second most
comman use (29.0%).

Since commercial activity is primarily service oriented, the
market area extends beyond the City's boundaries and
captures much of the La Crescenta Valley. Sewveral
neighbarhood shopping centers exist along Foothill Boule-
vard just outside the City's boundary. Because of these
shopping centers and the expected decrease in traffic
due to the proposed freeway, this area is not particularly

FIGURE 36
COMMERCIAL USES AND ZONING—CITY TOTAL
ND USE C.ﬁTEGﬂﬂY‘ COMMERCIAL ZONING DISTRICTS OTHER ZONING DISTI‘-HI:TST TOTAL
c1 cz c3 CM CA R Zones M Zones 5q. Fr Parcant
Residential 82,764 B53,776 4,687,056 458,305 59,059 Na NA 6,141,960 15.3
Commarcial
Automotive 47,916 191,664 3,672,108 431,244 o 226,512 823,284 5,392,728
Recreation o 0 243936 19,532 32,740 47,816 204,732 548 856
Retail 187.308 1,659,636 4,151,268 483516 0 731,808 805,860 B.013.396
Sarvices 126,324 522,720 4660520 427422 130,146 | 1,232,748 2,260,764 9,351,044
Commarcial Subtotal: (381,648 2,374,020 12,728,232 1,361,714 162,886 | 2,238,984 4,094,840 | 23,322,024 57.9
Industrial o 13,088 1,054,152 248,292 o NA NA 1,315,512 3.3
Public/Guasi-Public 135,036 631,620 2,992,572 112414 11,900 NA NA 3,883,542 9.6
Parking 4,356 971,388 2,056,032 126324 a NA NA 3,158,100 7.8
Vacant
Building Space 13,068 30,492 518,364 60,984 i MNA NA 622,908
Subdivided Land 0 361548 1,367,784 B1.764 i MNA NA 1,812,096
Vacant Subtotal: 13.068 392,040 1,BBG 148 143,748 (1] NA MNA 2,435,004 6.1
TOTAL — Square Feet |586,772 5,235,912 25,404,192 2,451,797 233.845| 2238984 4,094,640 | 40,256,142 100.0
Acres 13.7 120.2 583.2 56.3 6.4 51.4 4.0 924.2
Centribution of Commercial Uses in Parcent Effective Utilization of Commercial Zones by Commarcial Uses
Automotive —————— 731 cl —— 61%
Recreation 2.4 c2 45%
Ratail 34.4 c3 50%
Servicss ——8 W — o 40,1 cM ———— 56%
CA —— 0%
TOTAL B0%
Nots; Excludes R- and SR-zonad land occupied by cemeteries, golf courses, private camps and commercial ranches—uses which
could genarally ba categorizad ss baing commarcial. Data includes Glendale Galleria site,
Source: Planning Division, Glandale Land Usa Information Systam, 1974, y
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well suited for a neighborhood or community shopping
center. A recommendation to change the designation 1o
Community Commercial/Services for this area is consistant
with the North Glendale Community Plan (1973,

COMMERCIAL AREA 2 — VERDUGO CITY AND VICINITY

Area 2 consists of mixed commercial (56.6%) and resi-
dential uses (20.3%) along Honolulu Avenue in the Marth
Glendale Community. Effective utilization of the commer-
cial zones by commercial uses (52%) closely approximates
the City's average (50%). Commercial services dominate
commercial use along this section of Honolulu Avenue
with retail sales the second most predominant use,

The area serves as a neighborhood shopping  center
providing service and convenience items 1o residents west
of the Montrose Shopping Park, The area is well situated
for professional offices development,

COMMERCIAL AREA 3 — MONTROSE BUSINESS DISTRICT

Area 3 consists of the Montrose Shopping Park and
commercial dewelopment along “erdugo Boulevard and
Verdugo Road. Effective utilization of the commercal
zones (C1 - 100%; C2 - 63%:; C3 - 68%] exceeds the City's
average, Retail trade is the dominant commercial activity
in the area (49.0%) with retail services providing the
second dominant use (30.0%).

The Montrose Business District can be divided into two
areas: the Montrose Shopping Park (14 acres); and second,
the business district (28 acres). The Shopping Park serves
a5 a community/regional shopping center. The primary
market area for the center consists of Morth Glendale,
Werdugo Canyon, La Canada, Flintridge, La Crescenta and
portions of Swunland-Tujunga, Upon completion of the
proposed freeways, the market area is anticipated 1o
undergo expansion as the driving time from outlying areas
is reduced, As the Neorth Glendale Community Plan
pointed out, the Montrose Shopping Park specializes in
family apparel, In order to provide all of the community
needs, as well as to capture all the potential sales, the
Montrose Shopping Park will have 1o expand the existing
type of services. Most needed services include the
categories of general merchandise (including specialty
stores) and other retail {including furniture),

A community shopping center is located east of the
Shopping Park along Verdugo Boulevard and serves sur-
rounding residents.

COMMERCIAL AREA 4 — NORTH GLENDALE DISPERSED

Area 4 contains primarily a mixture of isolated commercial
uses in the Morth Glendale Community and in the northern
portion of the Verdugo Canyon Community, Of the 13,8
acres of commercially developed land in this category,
11.3 acres are utilized for a hospital site along Verdugo
Boulevard in the extreme northeastern portion of the
City. Approximately 11.9 acres of commercial use exist
in residential zones (this includes the Werdugo Hills
Hospital), Effective utilization of the commercial zones

74

by commercial uses is lower than the City's average,

The location of the hospital site provides for convenient
professional medical service to the residenis of Morth
Glendale, La Crescenta, Flintridge, and La Canada.

Where residential uses occupy the peripheral areas of
commercial zones, the zone should be changed to reflect
existing use in accordanoe with the plan,

COMMERCIAL AREA S — VERDUGO CANYON

Area 5 consists of isolated commercial uses along Verdugo
Road and Canada Boulevard in the \erdugo Canyon
Community. Effective utilization of commercial zones by
commercial uses averages 28 percent which is considerably
lower than the City's average,

Commercial automotive (gas stations) is the dominant
commercial use in this area. The other uses provide for
convenience items and services for the residents in Verdugo
Canyon. MNone of the commercial areas can be classified as
typical neighborhood shopping centers,

Recommended adjustments include a reduction in intensity
of commercial uses adjacent to residential areas; and a
change in other zones to reflect uses contained in the
proposed plan,

COMMERCIAL AREA G- SAN RAFAEL HILLS

Commercial automotive is the only commercial use in this
area, The uses provide for services limited to local
residents, Since this area is not conducive 1o commercial
development, it is recommended that commercial areas be
reduced to those now ocoupied by commercial uses,

COMMERCIAL AREA 7 — NORTH GLENDALE AVENUE

Area 7 is located along Glendale Avenue and can be
characierized as strip commaercial with both a neighbor-
hood and community shopping center, Effective utilization
of commercial zones by commercial uses averages 75
percent and exceeds the City's average,

The community and neighborhood shopping centers pro-
vide convenience and specialty items to residents northeast
of the Central Business District. The neighborhood
commercial district between Monterey Road and Glenoaks
Boulevard provides for a variety of services., The unawvail-
ability of  convenient parking reduces the potential
effectiveness of this area.

COMMERCIAL AREA B — EAST CHEVY CHASE

Area B is located in the East Glendale Community and
consists of a hospital and several commercial uses along
Chevy Chase Drive, Effective utilization of the commer—
cial zones by commercial uses exceeds BB percent which
can be attributed to the large area occupied by the Ad-
ventist Medical Center.

The hospital facility services an area much larger than the
community in which it is located, extending beyond the
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City's boundary. However, commercial facilities nesded in
this area include a neighborhood shopping center, The
location of such a center should be near the intersection
of Chewy Chase and Glenoaks Boulevard,

COMMERCIAL AREA 9- VERDUGO RDAD

Area 9 is located in the East and Southeast Glendale
Communities. This area can be generally characterized as
isolated strip commercial uses, although a recent develop-
ment at Chevy Chase and Verdugo Road has concentrated
several uses.  Commercial retail is predominant with
commercial services and commercial automotive closely
comparable for the second most predominant use,

Although several food and conveniénce stores exist within
the area, none are concentrated enough to meet the
criteria of neighborhood shopping centers. Concentration
of services is needed in this area,

COMMERCIAL AREA 10- EAST BROADWAY

The area, located along East Broadway, is characterized
primarily by strip commercial with a small neighborhood
shopping center located at Chewvy Chase Drive, Effective
utilization of the commercial zones by commercial uses
is 44 percent. Commercial retail is the predominate use
with commercial services the second most common usa,

The neighborhood shopping center serves residents east
of the Central Business District. The strip commercial
uses provide a variety of commercial services, However,
many of thése commercial uses lack concentration. Com-
patibility and effectiveness of commercial uses can be
improved by concentration of uses and redistribution of
existing zoning in peripheral areas in accordance with the
plan,

COMMERCIAL AREA 11 — EAST COLORADO STREET

Compared to the City-wide average of 50 percent, the
effective utilization of commercial zones by commercial
uses in this area averages 61 percent. Commercial retail
(42 percent) is the predominate commercial use in the
area with commercial services (33 percent) occcupying the
second largest amount of acreage,

With strip development predominant, the intersection of
Colorado Street and Verdugo Road is the only portion of
this area which approaches the criteria of services for a
neighborhood shopping center. This area, however, as well
as the remaining areas lack concentration of services,

Concentration of services including a neighborhood shop-
ping center is needed, Those areas where residential uses
occupy commercial zones on parcels fronting on the side
streets should be rezoned to a compatible zone in con-
formance with the plan.

COMMERCIAL AREA 12 — ADAMS SOUARE

Areg 12 consists of semi-concentrated commercial uses
along Chevy Chase Drive, isolated commercial wses along
Adams Street, and intermixed commercial wses  with
residential uses along Palmer Awvenue., Commercial uses
occupy 5.6 acres in an area having nearly 8 acres of
commercial zoning, Ower 3 acres of commercial uses
exist in the resigential zones, This is attributed to the
location of the Community Hospital in a residential zone,
Effective utilization of the commercial zone by commercial
uses only averages 32 percent which is well below the
City's average,

Commercial services represents the dominant use primarily
due to the large amount of land occupied by the hospital,
Commercial automotive and commercial retail are signi-
ficant commercial uses in the remaining areas.

Although several commercial uses are |ocated at the
intersection of Chewvy Chase Drive and Adams Street,
consolidation and concentration of many of these uses
would increase the effectiveness of the area as well a
meet the criteria for a neighborhood shopping center,
The major prablem area occurs along Palmer Avenue as the
result of a mixture of commercial uses with residential
wses,  Analysis of the feasibility of straightening Adams
Avenue between Chewy Chase and Palmer Avenue should
be undertaken, This would probably result in further
readjustments in land use patterns.

COMMERCIAL AREA 13 — NORTH PACIFIC AVENUE
AND VICINITY

A semi-consolidated neighborhood shopping center along
Pacific Avenue north of Glencaks Boulevard and dispersed
commercial uses throughout the remainder of the area are
characteristic of this district. The freeway has recently
influenced commercial uses along Pacific Avenue south of
Glenoaks Boulevard, Effective utilization of the com-
mercial zone by commercial uses only approximates 40
percent, Commercial services predominate the area (45
percent) with commercial retail being the second most
common commercial use (36 percent).

The industrial survey recommended that the 2,1 acres
of industrial zoning in this area be reduced to commercial
in order to prohibit continued industrial development and
to preserve the surrounding commercial and residential
areas, |n addition to the reduction of industrial zoning,
redistribution of existing zoning in peripheral areas should
be accomplished in accordance with the plan.
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COMMERCIAL AREA 14 — NDRTH BRAND BOULEVARD
AND VICINITY

Area 14 can be divided inte three distinct commercial
areas: {1} a neighborhood shopping center along Central
Avenue in the vicinity of Stocker Street; (2) commercial/
office/professional development along Brand Boulevard
north of Glenoaks; and (3) strip commercial uses along
Glenoaks Boulevard, Effective utilization of the com-
mercial zones by commercial uses approximates the City's
average. Commercial services predominate commercial
uses in this area (61 percent) with commercial retail
representing the only other significant uses (32 percent).
This area serves as an optimum location for low intensity
professional offices.

COMMERCIAL AREA 15 — CENTRAL BUSINESS DISTRICT

Area 15 contains the City's major retail commercial
district; office buildings; financial and professional activi-
ties; a diversity of related retail and service establishments;
and government facilities, Shopping facilities are con-
centrated on Brand Boulevard, Central Avenue, and in the
adjacent Fashion Center, These three areas contain ower
95 percent of downtown Glendale’s total floor space in
shopping goods and specialty stores. Commercial Area 15
containg a total of 230 acres of commercially zoned land,
Commercial uses, howewver, only occupy 97 acres of land,
Other major uses which occupy commercially zoned land
are: residential (40 acres); public/quasi-public (35 acres)
and parking (33 acres), Effective utilization of the com-
mercial zones by commercial uses is 42 percent, which is
less than the City awverage (B0 percent). By including
parking and public/guasi-public uses, the utilization factor
increases to 71.7 percent.

Comrercial retail is the predominate commercial use
(48 percent) followed by commercial services {34 percent).
Although this area contains over 30 percent of the City's
commercially zoned land, only 19 percent of the City's
commercial development exists in this area.

This commercial area has been analyzed in detail by the
Central Glendale Study (Planning Division, January, 1972),
Several recommendations were made for the improvernent
of the economic and physical condition of the Central
Glendale area. Included among the recommendations
WETE; establishment of a Redewelopment Agency; a
revitalization program; parking program, transit systerm,
and consumer acceptance program, As a result of this
study, a redevelopment agency was formulated and a
revitalization program is currently in process. Economic
revitalization can be anticipated as a result of the Glendale
Galleria.  Wery high density residential should be en-
couraged closely surrounding the Central Business District.
With the completion of the Galleria, the distribution of
commercial retail in this area increases by 29 acres, and the
effective utilization of commercially zoned land will be
48.6 acres (749 percent, including parking and public/
quasi-public uses),

A new Central Business District zone should be established
to achieve the desired development standards for this area,
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COMMERCIAL AREA 16 — WEST BROADWAY

Mixed residential, commercial, and industrial uses charac-
terize this area along Broadway between San Fernando
Road and Central Avenue. Generally, industrial and
commercial services occupy the western portion; com-
mercial retail the central portion; and residential in the
eastern portion. The area contains several convalescent
homes, Effective utilization of the commercial zone by
commercial uses only averages 28 percent, a value con-
siderably lower than the City's average, This area
represents among the lowest utilization of commercial
zoning in the City. Commercial service is the predominate
commercial use in this area (68 percent) with commercial
retail representing the only ather significant commercial
use (25 percent).

It is recommended that: (1) the western portion of the
area be reallocated to community commercialfservices
commensurate with existing uses; {2} the commercial area
near the intersection of Broadway and Pacific Avenue
identified and maintained as a neighborhood shopping
area; and (3) the commercial zone in the eastern portion
of the area have optional consideration a a high density
residential zone,

COMMERCIAL AREA 17 — WEST COLORADD STREET

Area 17 is also characterized by mixed residential com-
mercial, and industrial uses along Colorado Street betwesn
San Fernando Road and Central Avenue, Effective
utilization of commercial zones by commercial  uses
averages only 38 percent, which falls below the City's
average, Commercial automotive is the dominant com-
mercial use in the area (43 percent) followed by
commercial services (38 percent).

The land uses along Colorado Street east of Pacific
Avenue are dominantly commercial and the plan anti-
cipates continuation of this usage. This will also provide
and encourage compatible uses adjacent to the Central
Business District. The area west of Pacific Avenue should
continue to provide a transitional area between the
commercial and industrial uses.

COMMERCIAL AREA 18 - SOUTH CENTRAL AVENUE

Area 18 consists of mixed commercial and residential uses
along Central Avenue in the Southwest Glendale Com-
munity.  Effective utilization of commercial zones by
commercial uses averages 40 percent, Residential uses in
commercial zones (35 percent) nearly approximates com-
mercial use in commercial rones. Commercial services is
the predominate use (45 percent) in the area followed
closely by cammercial retail (36 percent).

Concentration of commercial uses and the lack of a
diversified neighborhood shopping center are the major
problems in the area. Reduction of the more intense
usage to a lesser intensity would increase the compatibility
of land use and design standards of the area.




The plan allows for the eventual expansion of commercial
uses and the merging of this area with Area 19, and
anticipates that the major business frontages will occur
along Central and Brand and not on the local side streets,

COMMERCIAL AREA 19 — SOUTH BRAND BOULEVARD

Area 19 is the location of a regional automobile center
along South Brand Boulevard., Effective utilization of
commercial zones by commercial uses awerage 66 percent,
Commercial automotive strongly dominates (B8 percent)
cormmercial use in this area. All other uses are insignificant
N comparison 1o this use,

The market area served by this area extends outside the
City of Glendale's boundary. This regional automaotive
center is important to the citizens of Glendale, both in
terms of employment and revenue.  Existing zoning
patterns are generally compatible with this specialized
center and surrounding land uses, Minor adjustment of
zoning can occur: {1} in areas of residential use in
peripheral commercial zones; and (2) in areas of com-
mercial use in residential zones,

COMMERCIAL AREA 20 ~ SOUTH GLENDALE AVENUE

Area 20 is characterized by mixed residential and com-
mercial uses along South Glendale Avenue, Residential use
in commercial zones is substantial (9.4 acres). Effective
utilization of commercial zones by commercial uses
averages 38 percent with commercial retail (44 percent)
and commercial automotive {31.0 percent) the dominant
LI5S,

A neighborhood shopping center currently exists along
Glendale Awvenue south of East Palmer Awvenue., This
center is concentrated and offers a variety of merchandise
to residents southeast of the Central Business District.
Reduction to a less intense commercial category would
continue to encourage the concentration of compatible
commercial uses,

COMMERCIAL AREA 21— LOS5 FELIZ ROAD AND VICINITY

Area 21 comprises a large area of mixed commercial,
industrial and residential uses in the extreme southerly
portion of the City.

Although it would appear that this area is highly utilized,
effective utilization of the commaercial zones by commercial
uses averages only B6 percent. Commercial uses occupy
2.4 acres of residential zones and over 11 acres of industrial
zones. Glendale Memorial Hospital occupies a substantial
portion of the commercial acreage in this area.

Commercial automotive is the predominate use (3856

Eﬁ[mnﬂ in this area s a result of the southerly extension
of the .region serving the automobile center along Brand

Boulevard. A neighborhood shapping center is 'Iﬂiated z:
the intersection of Les Feliz Road and Central Avenue.

i i i in the
This center provides convenience items to residents in 1

18R,

Recommended land uwse maodifications include: (1) reduc-
tion of intense commercial in the area of the neighborhood
shopping center; and (2] change industrial to community/
services on the northern side of San Fernmando Road.
These recommendations will increase the compatibility
of land uses and will encourage appropriate development.

COMMERCIAL AREA 22 — KENNETH ROAD

Area 22 is a highly concentrated neighborhood shopping
center offering a wide variety of convenience items to the
surrounding residents, This center is one of the best
examples of a neighborhood shopping center in the City,
Effective wutilization of the commercial zones by com-
mercial uses awerages 63 percent.  Commercial retail
(35 percent), services (34 percent), and automotive (31
percent) are nearly equally divided among the commercial
uses in the area, Reduced intensity of the commercial
zoning will increase compatibility.

COMMERCIAL AREA 23 — WEST GLENOQAKS EQOULEVARD
AND VICINITY

Area 23 contains mixed commercial and residential uses
along Glenoaks Boulevard in the West Glendale Com-
munity. Effective utilization of commercial zones by
commercial uses averages 54 percent., Commercial retail
is the dominant commercial use in this area (46 percent)
followed by commercial services (34 percent). Although
the area lacks concentration of services, the services
offered provide the residents in the western portion of

Glendale with a wide variety of commerce. Reduction of
intensity of commercial zones would increase the compati-
bility of land uses,

COMMERCIAL AREA 24 — SAN FERNANDO ROAD
(NORTHWESTERN)

Area 24 s composed of mixed residential, commercial,
and industrial uses along San Fernando Road, Effective
utilization of commercial zones by commercial uses
averages 66 percemt., Commercial automotive is the
dominant commercial use (43.0 percent) representing the
second most commaon use category.

The permitted uses along the northeastern side of San
Fernando Road should be made consistent by the reduction
of industrial categories in some areas to a uniform
community commercial/services classification in accordance
with the plan. Commercial retail/convenience should be
encouraged near the intersection of Western Awenue to
serve this area,

COMMERCIAL AREA 25 — VICTORY BOULEVARD
AND VICINITY

[ i i Victory
frea 25 consists of strip commercial uses along *
Boulevard with a small concentration f:'l comimercial uses
along Western Awvenue at the intersection of Lake Stragt.l
Effective utilization of commercial zones by Cﬂmwﬂfé'?
L;SE.‘S averages B0 percent, 10 percent higher than the L W

average (20 percent).
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Commercial automotive represents the dominant com-
mercial use (42 percent]) in this area followed by
commercial retail (33 percent),

Readjustments to facilitate a continuous commercial band
west of the industrial land will improve compatibility
over the existing combination of CM and C3 zoning,

COMMERCIAL AREA 26 — RIVERSIDE DRIVE

Area 26, located along Riverside Drive, consists of a
commercial-agricultural zone (CA) which is designed to
encourage and support the development of egquestrian-
related activities for the residents of the community.
Effective utilization of the commercial zone by commercial
uses averages 70 percent.

Commercial services is the dominant commercial wse (82
percent) followed by commercial recreation (16 percent).
This area is ideally located due to its access to Griffith
Park and its buffering from residential uses on the west by
a Flood Control Channel.

COMMERCIAL AREA 27 — GRAND CENTRAL

Area 27 is the location of the Grand Central [ndustrial
Park. Although commercial zoning occupies less than one
haif acre, this area is included in the Commercial Section
because the area contains 34.8 acres of commercial uses.
Mearly all of these wses (97 percent) occur in industrial
Zones, Effective utilization of the commercial zone by
commercial uses averages 70 percent.

Commercial services dominate commercial uses in this area
(76 percent)., Commercial recreation (11.5 percent) follows
commercial services as a result of the location of a bowling
alley along Sonora Awvenue. This area contains only 0.1
percent of the City's commercially zoned land. This is due
to the utilization of industrial zones for commercial uses.

COMMERCIAL AREA 28 — SAN FERNANDO ROAD
(SOUTHERN)

Area 28 comprises industrial and commercial uses along
San Fernando Road from the VWentura Freeway on the
north to Commercial Area 21 on the south., The area
contains 23 acres of commercial use (.7 acre in residential
zones, 22.6 acres in industrial zones).

Commercial service i5 the predominate commercial use in
this area (43 percent). Both commercial automotive and
commercial retail occupy the same amount of area (27
percent).

A major problemn confronting this area is the adequacy
of transitional uses and buffering between the industrial/
commercial and residential uses. Although the parking
overlay zone has been widely used in this area, this form of
buffering provides only temporary relief to both industrial
and non-industrial zoning. The plan {Industrial Section)
has recommended rearganization of this area into industrial
parks as one method for owverall improvement as well as
improvement for the incompatibility of zoning between
residential zones,
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I.  INDUSTRIAL

Introduction

Less than 3 percent of Glendale’s total area is zoned for
industry, and of this, less than one-half is appropriately
used by industry. For the purpose of this section, industry
includes storage, wholesaling, transportation, manufac-
turing, and fabricating concerns,

In April, 1974, the Planning Division published a report
entitled Glendale fIndustry. Based on a questionnaire
which was disseminated City-wide to industrial entre-
preneurs, this document provided much of the data base
for this section of the Land Use Element.

Economic Overview

The 350 industrial complexes which existed in Glendale in
1972 can be grouped as follows:

MO. OF FIRMS

INDUSTRIAL CLASSIFICATION IN GLENDALE
Food and Kindritd Products 10
Lumbsaer and Wood Products 10
Chemicals and Allied Products 21
Rubber and Plastic Products 3

Professional, Scientifie and Contralling Instruments
Photegraphic and Optical Goods, Watches & Clocks 20

Textile Mill Produets and Apparel 14
Furniture and Fixtures ]
Stone, Clay and Glass Products 16
Paper and Allied Products 3
Printing, Publighing and Allied Products 49
Electrical Machinery, Equipmant and Supplies 43

Fabricated Matal Products (ineluding machinery
other than electrical and transportation parts

and aquipment. ) 105

Patroleum and Coal Produces 1

Orther 18

TOTAL 350

Source: Glendale Chamber of Cammerce; Glendale
Building Saction.

The relative importance of the firms in each of these
categories in monetary terms may be determined by the
"walue added” by manufacture, The Census of Manu-
facturers describes “produce value' as the difference in
cost of producing the product and the value of the finished
produce or “value added.” The total value added by
manufacturers in Glendale in 1972, according to the U.S.

Cepartment of Commerce, was $173,100,000. The dis-
tribution of this total by category is as follows:
INDUSTRIAL VALUE ADDED

CLASSIFICATION NO. FIRMS BY MANUFACTURE
Food and Kindred Products 12 £10,900,000
Printing ard Pu blishing 61 19,500,000
Chamicals and Allied Products 12 23,700,000
Rubber, Misc. Plastics Products 18 9,200,000
Fabricated Metal Products a5 12,700,000
Machinery, except Electrical 60 17,800,000
Electrie, Electronic Equipment 21 31,900,000
Inatru, and Related Products 27 26,200,000
Onther Categories a1 21,200,000
TOTALS 347 £173,000,000

Source: U.5. Department of Commerce (Cansus of Manufacturers )

The future increase or decrease of these "value added”
figures largely depends on the growth of Glendale-based
industry. The industrial questionnaire found that 93
percent of the respondents anticipated a projected increase
in sales and/or production over the next ten years.

From 1838 until 1958, Glendale experienced an unprece-
dented growth in the number of industrial firms., The
average annual rate of expansion for this thirty-year period
was seventean firms, Since 1958, however, a decline in the
number of industries has occurred such that over the period
1958 to 1972, the City suffered a loss of eighty-two
firms, an awerage loss of almost six per year. Much
of Glendale's decline in number of industrial firms occured
in the fabrication of metal and electrical products field
which, in 1960, represented over 55 percent af all Glendale-
based industrial firms and in 1972, claimed less than 42
percent of the total. This loss, as well as losses in other
categories, offset substantial gains in the rubber/plastic
and printing/publishing firms,

YEAR NO. OF FIRMS
1939 107
1954 398
1958 429
1963 425
1967 361
1972 a7

Source: U.S. Department of Commerce (Census of Manufacturers).

Generally, Glendale industrial firms which employ large
numbers of persons are increasing in number while firms
employing small  numbers of persons are decreasing,
Pasadena has experienced a reversed trend while the
County of Los Angeles, the State of California, and the
Cities of Glendale, Burbank, and Los Angeles show an
increase in the number of firms with twenty or more
employees,  In 1960, 40 percent of the total number of
industrial employees in Glendale were employed by ten
firms, each with owver two hundred persons. In 1972,
concurrent with a decrease in the total number of manu-
facturing and fabrication firms in Glendale (from 425 in
1963 1o 347 in 1972), 41.4 percent of the total number
of industrial employees were employed by ten firms.

In 1972, 11,200 persons were employed by Glendale-based
manufacturing and fabrication firms, This number includes
professional, managerial, clerical, skilled, semi- and un-
skilled employeas. Glendale’s manufacturing labor force
exhibited substantial growth from 1947 to 1958, |In
1947, there were 5800 employees in the manufacturing
sector; by 1954 this number increased to 10,400 and
continued to increase through 1958 to 12,700, Unlike
the decreasing trend in the number of manufacturing firms,
the number of employees continued to grow through
1963 to a total of 14,200, In 1967, however, this number
dropped to 12,500 - a 12 percent loss - and then to 11,600
in 1972,




Land Use and Zoning

In 1972, Glendale had 526 acres of industrially zoned
land {Map 32). On inspection, Glendale's total corresponds
to the recommended standard based on the average of
fifty central city areas found in the United States Census.
For a city of comparable areal extent, the standard calls
for 6.4 percent of the total developable area to be in
industry; Glendale has 6.8 percent of its developable
acreage zoned for industry,

Pursuant to the Glendale Municipal Code, the industrial
acreage is classified into four graduated zones, each of
which is specifically limited in its permitted uses. The
zones are cumulative in that the more restricted use is
allowed by reference in the less restricted zone. The
distribution of acreage by industrial zone follows below.

ZONE DESCRIPTION ACREAGE % OF TOTAL

M1A  spocial restricted industrial zone TB.7 15.0

M1 restricted industrial zone 54.5 10.4

M2 inchustrial zone 365.3 69,4

M3 heavy industrial zone 27.3 5.2
TOTAL 525.8 100.0%

Of the total industrially zoned acreage only 313 acres
are actually being utilized by industry (59.5 percent).
This statistic clearly demonstrates the vast underutilization
of industrially zoned land in the City. The primary causes
of this condition are inadequate size of lots, lack of
improvements, parking congestion, inadequate streets for
market and supplier accessibility, and spot zoning which
precludes aggregation of sufficient acreage for industrial
development. Below is a land use-zoning matrix which
illustrates the misappropriation of industrial land by
areas (see Map 33 for location of industrial areas).

Some non-industrial uses are appropriately located within
industrial zones. Commercial uses, for example, are some-
times associated with industry, and co-existence is not
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only acceptable but at times is desirable: vacant building
space and vacant land often indicate potential development
and expansion sites; public uses involving utilities are, in
general, suitably located in industrial zones. Residential
uses of all types, however, are inappropriate for industrial
zones, The vibrations, noise, odors, fumes, traffic
congestion and traffic volumes generated by industry are
detrimental to residential inhabitants and properties, (Of
the 147 industrial acres which are underutilized, 29 acres
are in residential use.) If desirable industrial firms are to
remain in or be attracted to Gilendale, the integrity of the
City's industrial zones must be protected from intrusion
by incompatible land uses such as residences and com-
mercial enterprises not associated with the industry.

While the Glendale Municipal Code prohibits residential
uses in industrial zones, many such uses exist intermingled
with industrial uses because they were constructed prior
to industrial zoning and dewelopment. Glendale’'s Code
has no amortization clause reguiring the elimination of
nortconforming uses in industrial zones within a specified
time period. However, ordinances do exist which prohibit
any expansion or alteration of existing structures or any
new development an any parcel in an industrial zone which
maintains a residential use.

While industrial growth creates new employment oppor-
tunities and broadens the City's tax base, expanded
industry can drain energy resources, and if not suitably
administered, it can foster the noxious qualities of blight,
smoke, odor, etc,  Proper management is the essence of
acceptability. Industrial expansion can and should ocour,
but must be handled in such a way that all interrelation-
ships with other land uses, as well as the City's circulation
and utility system are considerad. Industrial growth should
take place in industrial parks.

In order to provide a comprehensive analysis of Glendale's
industry, the City was divided into eight industrial areas.
Locations of each of the areas are identified on Map 33,
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MAP NO. 28
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Industrial Areas

AREA1

Area 1 is the Grand Central Industrial Centre, a planned
industrial park of 133.34 acres. The Centre owns in fee
the land and buildings composing the development, al-
though most of the buildings were and are built to the
specifications of the leasing tenants, This area has the
highest efficiency of industrial utilization of all eight
areas in the City (63.7 percent). The underutilization
involves commercial uses, vacant building space, and
wacant land.

Mearly thirty acres of R1, R3 and R4 zoning is sandwiched
between the industrial zoning of Areas 1 and 2 and the
Golden State Freeway. The predominant use of the R4
portion of this acreage is 12,2 acres of railway right-of-way
while 11.2 acres of R1 and R3 zoning is in residential use.
Eighty-two percent of this residential acreage is in single
family dwellings. Adeguate buffers should be reguired
between residential and industrial zoning in order to
continue coexistence while upgrading the quality of each
zone type. Buffering might include parking, landscaping
andfor other transitional wuses. A preferred sclution to
these problems is the development of an industrial park
in this area.

AREA 2

Area 2 consists of 135,01 acres of M1A and M2 zoned
land adjacent to the Grand Central Industrial Centre,
Utilization of these properties is 65.4 percent. The
industrial uses are housed in a mixture of old and new
structures—-the old tending to be deteriorated and not well
maintained and the new often incorporating modern
design standards including parking, proper setbacks, and
landscaping.

AREA 3

Area 3 consists of B.90 acres zoned M1A, M1 and M2, The
area is 53,9 percent industrially utilized and is characterized
by a mixture of old and new industrial buildings.
Residential uses are at a minimum, Multiple residential
zoning surrounds a portion of this area and requires
adeqguate buffering far the protection of both types of
land uses,

AREA &

Area 4 consists of 199.1 acres of land zoned M1A, M1,
M2 and M3 along San Fernando Road., Area 4 contains
100 percent of the City's M3 zoned land and almost 90
percant of the City's M1 zoned land. While this is the
largest industrial district in the City, only 59,1 percent
of Area 4 is industrially utilized. The district is charac-
terized by both old and new industrial structures and
landscaping is generally absent. The interface of Area 4's
industrial zoning and adjacent commercial and residential
zoning is extensive enough that, although buffering would
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provide temporary relief to both industrial and non-
industrial zoning, a more permanent solution involving
the reorganization of the area into industrial parks is
desirable,

AREA 5

Area b is a unigue industrial district because it is totally
dominated by publicly and semi-publicly owned land.
Even the industrial use is actually semi-public since it is
5.2 acres of Southern Pacific Railrcad right-of-way. This
area accommodates the City of Glendale's W.H. Grayson
Steam Generating Plant, the Southern Pacific Railroad
right-of-way, the Los Angeles County Flood Control
Channel, and the City of Glendale's Public Service Main-
tenance Yard. Although listed as public use, they are in
fact industrial in nature. These uses are well situated here,

isolated from other incompatible uses and thoroughfares,

AREA B

Area 6 consists of 2.1 acres of M1 and M2 zoned land on
the north side of Arden Avenue between Central Avenue
and Kenilworth, Only 23.8 percent of the property is used
for industry., This industrially zoned land is not only
poorly utilized by industry, but comprises a tiny island in
an area zoned predominantly for commercial and multiple
residential uses. This acreage should be rezoned to prohibit
continued  industrial development and to enhance the
surrounding commercial and residential uses,

AREA 7

Area 7 contains 7.2 acres of M1A zoned land in the
Montrose portion of Morth Glendale. Industrial utilization
is 62,5 percent effective. Although not designated as an
industrial park, those properties located east of Clifton
Place function as such. While roadway widths and land-
scaping are not up to contemporary industrial standards,
parking and buffering from incompatible uses are generally
adequate. The 3.B acres of Area 7 located between Ocean
View and the alley west of Clifton Place should be rezoned
from M1A to commercial in order to better reflect the
concentrated commercial nature of the area,

AREA B

Area B consists of B.5 acres of land zoned M1A located
along Foothill Boulevard, Industrial utilization of thess
properties is 28.2 percent. Some industrial developrnent
on Foothill is unsightly, deteriorating and below contem-
porary standards for parking and landscaping. Variances
and non-conforming uses have resulted in industrial
development on commercially zoned land, Rezoning to



encourage both light industrial development and com-
munity serving commercial in accordance with appropriate
design standards is recommended.

Recommendations

L INDUSTRIAL PARK DEVELOPMENT

Optimal utilization of existing industrial zones can be
accomplished by industrial park development and may
necessitate, as well, a slight augmentation in the amount
of land zoned for industrial wse. An industrial park is a
tract of land which is subdivided and deweloped according
1o a plan for the use of industry with adequate streets,
rail sidings, freeway access, and underground utilities
installed before sites are sold or leased and the structures
erected. An industrial park also provides for control of the
area and its buildings through provisions for use, off-street
parking, setbacks and landscaping,

It is recommended that this form of development be
encouraged in areas where industry presently dominates
zoning and land use, as well as in immeadiately adjacent
areas which offer the potential for industrial park expan-
sion.

To facilitate this scale of dewelopment, the acquisition of
large land parcels is a prerequisite requiring the considera-
tion of all means of acguisition, including public and
private redevelopment, The Community Redevelopment
Law of the State of California [California Health and Safety
Code Section 33000) provides for “replanning and land
assembly for reclamation and development in the interest
of the general welfare...,” Much of the property indicated
as suitable for redevelopment into industrial parks qualifies
as "blighted” since it is characterized by “an economic
dislocation, deterioration, or disuse,.” and "“..lots in
irregular form and shape and inadequate size for proper
usefulness and development,”

Industrial park development must be flexible enough so
that it can offer a variety of site sizes to meet the specific
needs of clients; there should be compatible landscaping
angd architectural design; streets should be allowed to be
vacated if it is necessary for the internal circulation as it
relates to specific clientele requirements; and industrial
parks should be a minimum of § acres in size with parcels
ranging in size from one-half 1o one acre in size. When
properly located, planned, and developed, industrial parks
are assets to the community due to the stimulating effect
they have on the local tax base and employment
opportunities.

It is recommended that a Redewelopment Plan be pro-
mulgated specifically for the purpose of redeveloping
attractive, efficient and harmonious industrial parks. These
650 acres are divided into 9 areas, A through |, as follows:

Area A is bounded by Western Avenue, Sonora Avenue and
San Fernando Road. Area A's 61 acres have the following
circulation advantages: streets capable of handling truck
traffic, freeway accessibility, and the SPRR. The site is

well isolated from non-compatible uses and s zoned
entirely for industry.

Area B is the largest proposed industrial park (225 acres)
and is dominated by the existing Grand Central Industrial
Centre, Besides the Centre, Area B includes two enclaves
of residentially zoned land as well as the City's steam plant,
Facilitation of industrial traffic is afforded by both the
Golden State and Ventura Freeways. Area B also has
direct access to the SPRR. Except for aesthetic landscaping
as a visual buffer, noise buffering need not be extensive in
Area B because it is surrounded by streets, freeways, and a
portion of Griffith Park.

Area C is 44 acres in size, of which four-fifths is zoned
far industry and one-fifth for high density residential use,
Buffering need not be extensive along the area’s north,
south and west borders, but the eastern edge, which iz
adjacent to a large residential district, requires substantial
buffering. Area C does maintain immediate access to the
Wentura Freeway,

Area D is capable of producing a 24-acre industrial park.
The area would require a rezoning of about B acres of land
from high density residential to industrial use. Industrial
truck traffic can easily reach the Golden State Freeway
from Colorado Street. Extensive buffering or a transitional
use along the eastern edge of the site would be required
since Area D is juxtaposed to a residential neighborhood,
where a Research & Development park, similar to that pro-
posed for Area C, could be located.,

Area E is a 35 acre site which is approximately one-half
industrially zoned and one-half {high density) residentially
zoned, The residential zoning occurs on the eastern half
of the site and extends beyond the confines of the potential
park., For this reason, maximum buffering is needed, Area
E is adjacent to the freeway ramps of the Golden State
Freeway, thereby facilitating industrial truck mowements,

Areas F, G and H are part of one large industrial park site.
For reasons of facilitating through traffic, the larger whole
has been divided into thirds, split at Chevy Chase Drive
and Los Feliz Road, Areas F, G and H are 19, 33, and 42
acres inm size, respectively. These three areas have the
potential of being the heart of the entire San Fernando
industrial corridor,  All areas are directly served by the
SPRR and the City's solitary railroad station is focated in
Area H at the terminus of Cerritos Avenue, The areas also
hawe several freeway links, Except for limited CM areas,
the areas are entirely zoned for industry and are physical ly
separated from incompatible uses by a major thoroughfare
[San Fernando Road) and the Southern Pacific right-of-
way.

Area |, the ninth proposed industrial site, is located in
the Verdugo Canyon Community. Upon completion of the
freeway system, this industrial park site will have direct
access to Los Angeles by the Glendale Freeway, and
cities to the east and west by virtue of the Foothill
Freeway. The area awailable for industrial park develop-
ment is the existing industrial property.



2. INDUSTRIAL PERFORMANCE STANDARDS

It is recommended that improved industrial performance
standards be developed and adopted. The standards should
include requirements regarding architectural design for
structures, loading areas, parking site coverage and signing,
Additional restrictions should control the variety of indus-
trial related pollutants including noise, vibration, particu-
lation and other emmissions.

i INCOMPATIBLE ZONING

Incompatible zoning occurs in seven of the eight industrial
areas since commercial and residential zoning and land use
are mixed with industrial zoning and land use. (The only
exception is Area 5.)

Where surrounding zoning conflicts in its present use with
adjacent industrial zoning, two courses of action are
advisable: either the surrounding zoning or the industrial
zoning ielf should be revised to result in adjacent
compatible zones, or suitable buffers should be constructed
to physically and/or spatially separate the two,

4 NON-CONFORMING USES

Problerms with non-conforming uses frequently involve the
continuing presence of residential uses in industrial zones,
Usually this occurs because residential land uses preceded
present industrial zoning, Glendale’s cumulative zoning
often allows not only retention but construction of
essentially non-conforming uses in various zones. A change
to exclusive zoning would prohibit any future occurrences
and amortization procedures would eliminate non-conforme
ing uses which exist,

—_——
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