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3.0

PROJECT DESCRIPTION

3.1

PROJECT LOCATION AND SETTING

3.1.1

PROJECT LOCATION

The proposed Tenth Street Center Industrial Park (project) is located in the City of Azusa,
California. The City of Azusa is located in Los Angeles County, approximately 27 miles northeast of
Downtown Los Angeles; refer to Exhibit 3-1, Regional Vicinity. The project is located on Assessor’s
Parcel Number 8617-001-020 (Township 1 north, Range 10 west). The project site is generally
located to the west of the intersection of North Todd Avenue and Tenth Street, and is surrounded
by industrial and open space (golf course) uses within the northwestern portion of the City; refer to
Exhibit 3-2, Site Vicinity.

3.1.2 PROJECT SETTING (EXISTING CONDITIONS)
The project site is located in an industrial area of the City of Azusa. The entire 21.63-acre project
site has been disturbed and is currently unoccupied with the exception of a small vacant single-story
office building along the North Todd Avenue frontage. The site was previously occupied by
Criterion Catalysts, a chemical engineering company that manufactured, shipped, and received
catalyst supplies for refining applications. All structures and facilities associated with the Criterion
Catalysts facility have been demolished (with the exception of the vacant office building noted
above, and foundation pads located in the central portion of the site).
The majority of the site is paved and previous grading activities have resulted in little topographic
relief on-site. Notable features on the project site include an on-site railroad spur connecting to the
Union Pacific Railroad (UPRR) alignment situated to the south, concrete remnants associated with a
former shipping and receiving bay of the former Criterion Catalyst facility within the central portion
of the site, and two paved vehicle parking areas within the eastern portion of the site.
Ancillary amenities and improvements associated with the Criterion Catalyst facility that remain
include landscaping (primarily near the two parking lots and vacant office building within the eastern
portion of the site), fencing within and surrounding the site, and drainage infrastructure. Access to
the site is provided via a single driveway along North Todd Avenue. This access driveway extends
along the entirety of the southerly boundary of the project site.
The project site is designated Light Industrial by the City of Azusa General Plan (General Plan), and is
zoned DWL (District West End Light Industrial) according to the City of Azusa Development Code
(Development Code).
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SURROUNDING LAND USES
Land uses adjacent to the project site include the following:
North: The Colorama Nursery is located to the north of the project site. The existing Azusa
General Plan land use designation is Light Industrial, and the zoning is DWL (District
West End Light Industrial).
East:

Industrial and recreational uses (Azusa Greens Country Club) are located to the east of
the project site. The Azusa General Plan land use designations to the east are Open
Space and Light Industrial. The existing zoning is Recreational, and DWL (District
West End Light Industrial).

South: Industrial uses are situated to the south of the project site. The area to the southeast
(along the North Todd Avenue frontage) is located within the City of Azusa and is
designated by the Azusa General Plan as Light Industrial and zoned DWL (District
West End Light Industrial). These industrial uses to the southeast include auto repair,
light manufacturing, and mining operations. The area to the southwest is located within
the City of Irwindale and is designated by the City of Irwindale General Plan as Quarry
Overlay, and zoned Heavy Manufacturing. This area is occupied by the Vulcan
Materials Quarry.
West:

3.2

The Southern California Laborers Training School is situated to the west of the project
site. The existing Azusa General Plan designation for the land to the west is Light
Industrial. The existing zoning for the properties to the west is DWL (District West
End Light Industrial).

BACKGROUND AND HISTORY

The project site has historically been occupied by industrial/manufacturing uses, with activities
consisting of the production of fumigation products, tear gas, polyester resins and wetting, and
catalyst production. The site has been occupied by industrial/manufacturing uses since 1919, with
the most recent tenant (Criterion Catalysts) ceasing operations in 2010.
The Owl Fumigating Company acquired the project site in 1919, and produced hydrogen cyanide
(HCN) gas until 1934. The HCN gas was used in the fumigation of citrus plants. American
Cyanamid Company (ACC) acquired a 50 percent interest in Owl Fumigation in 1920, and
purchased the property in its entirety in 1934. Fumigation production continued until approximately
1945.
In 1943, a portion of the project site and adjacent areas to the northeast and east were leased to the
U.S. Army Chemical Corps for tear gas bomb production. ACC manufactured HCN gas that the
U.S. Army used to make cyanogen chloride bombs used during World War II. The ACC plant was
partially demolished in the late 1950s. ACC then began polyester resin production in 1952, and
expanded the on-site facilities in 1955. From the 1950s until about 1976, the ACC site also
manufactured wetting agents or surfactants called AEROSOL.

Public Review Draft ● May 2014

3-4

Project Description

Tenth Street Center Industrial Park
Environmental Impact Report

Water treatment chemicals were manufactured on-site from 1970 to 1975. Animal feed production
occurred on-site from 1957 to 1981, which consisted of blending soy meal with an antibiotic called
Auromycin; production was terminated in 1981, and reopened in 1988 before being demolished in
the mid-1990s.
Hydro-treating catalysts production for the petroleum refinery industry began in 1972 on the project
site. In 1974, the Catalyst Company was formed between ACC and Japan Catalytic International,
which produced auto exhaust catalysts. These catalysts were used by General Motors in catalytic
converters. In 1984, the production of auto exhaust catalysts came to a halt, and the production of
hydro-treating catalysts took precedent on the project site. Operation of hydro-treating catalysts
ended in 1990, and the Catalyst Company facility closed in 2010; the manufacturing and
shipping/receiving buildings associated with the Criterion Catalyst Company were demolished in
2011-2012.
Due to the former industrial uses on the project site, numerous hazardous materials investigations
have been performed to investigate the potential for hazardous materials contamination. These
investigations concluded that areas of lead and hexavalent chromium were present in on-site soils.
As part of the hazardous materials remediation process overseen by the Los Angeles County Fire
Department (LACFD), 1,880 tons of Resource Conservation Recovery Act (RCRA) waste, 100 tons
of non-RCRA waste, and 700 tons of non-hazardous materials were removed from the site.1
The LACFD issued a letter dated June 16, 2012 that the known site contamination had been
satisfactorily mitigated for the current use (i.e., the allowable uses pursuant to the City’s Zoning
Code) and no further action was required for the subject site. The letter further stated that the
LACFD has no further requirement or restriction relating to this site at this time.
Based on the documented remedial work completed on the site and concurrence from the LACFD,
hazardous materials at the project site have been adequately remediated and would not pose a hazard
to human health; refer to Section 10.0, Effects Not Found to Be Significant.

3.3

PROJECT CHARACTERISTICS

3.3.1 PROJECT DESCRIPTION
The proposed project consists of the demolition of the existing one-story office building in the
eastern portion of the site near North Todd Avenue, demolition of building foundations and the
concrete remnants of the former shipping/receiving bay, and the construction of a 342,629 squarefoot industrial/warehousing development. The project would include three industrial buildings that
would range from 75,278 to 179,002 square feet, and would include office and
distribution/warehousing/manufacturing uses. In addition, three stormwater retention basins
totaling approximately 72,643 square feet would be located along the southern project boundary to
retain on-site surface water runoff.
All buildings on-site would include office and
distribution/warehousing/manufacturing space, as well as truck loading stalls for loading/unloading
equipment and supplies; refer to Table 3-1, Proposed Development, for a summary of the development
proposed for the project site.

1

Soil Management Plan, Former Criterion Catalyst Facility, Hazard Management Consulting, August 14, 2013.
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Table 3-1
Proposed Development
Proposed Development

Size (square feet)

Building 1
1st Floor
Office
Distribution/Manufacturing
1st Floor – Total
nd
2 Floor
Office
2nd Floor – Total
Building 1 Total
Building 2
1st Floor
Office
Office Future
Distribution/Manufacturing
1st Floor – Total
nd
2 Floor
Office
2nd Floor – Total
Building 2 Total
Building 3
1st Floor
Office
Distribution/Manufacturing
1st Floor – Total
nd
2 Floor
Office
2nd Floor – Total
Building 3 Total
Total Building Area

4,300
79,749
84,049
4,300
4,300
88,349
2,836
3,000
66,564
72,400
2,878
2,878
75,278
6,095
166,831
172,926
6,076
6,076
179,002
342,629

Source: DeRevere and Associates, Tenth Street Center Master Plan, November 15, 2013.

Each of the three buildings would be painted concrete tilt-up structures. Building 1 would have a
height of approximately 42 feet to the top of parapet, while Buildings 2 and 3 would have a height of
approximately 45 feet to top of parapet. It should be noted that the proposed project’s maximum
building height (45 feet) would be within the allowable maximum height of 55 feet established in the
applicable zoning for the project site (DWL).
As noted in Table 3-1, each of the buildings would have two levels. The first floor of each building
would consist primarily of distribution/warehousing/manufacturing space with a small portion of
office space, while the second floor would consist of a mezzanine entirely for office use. Each
building would include a clear anodized glass storefront system equipped with a canopy entry
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element. Heating, ventilation, and air conditioning (HVAC) equipment would be roof-mounted
behind the building parapets and thus would be screened from public views.
The proposed project is an allowable use in the existing DWL zone, and is consistent with the Light
Industrial land use designation in the City of Azusa General Plan. Therefore, the project is a
permitted use and does not require a General Plan Amendment or Zone Change.

PARKING
The proposed project is designed to accommodate either manufacturing or distribution uses. The
“distribution use” project includes the following parking facilities in order to provide the maximum
amount of truck loading stalls and temporary, short-term trailer/container parking spaces for a
distribution use; (refer to Exhibit 3a, Conceptual Site Plan). A Parking Variance would be required for
this proposal:
·
·
·

523 passenger vehicle parking spaces throughout the project site;
53 heavy truck and/or temporary, short-term trailer /container parking spaces within the
southwestern portion of the site, adjacent to Building 3; and
49 heavy truck loading stalls (13 at Building 1, 12 at Building 2, and 24 at Building 3).

The alternative “manufacturing use” project would increase the number of passenger vehicle spaces,
based on the ultimate end users for the various buildings. Under this scenario, heavy truck parking
spaces and some heavy truck loading stalls would be replaced by additional passenger vehicle spaces;
(refer to Exhibit 3b, Conceptual Site Plan (Modified Parking Layout). This modified parking layout would
provide the maximum amount of parking for passenger vehicles required for manufacturing uses
and would include the following parking facilities:
·
·
·

744 passenger vehicle parking spaces throughout the project site;
No heavy truck and/or temporary, short-term trailer and container parking spaces; and
29 heavy truck loading stalls (6 at Building 1, 6 at Building 2, and 17 at Building 3).

Both parking layouts include 10 motorcycle parking spaces on-site, and with approval of a Parking
Variance, would comply with City parking standards established in the Development Code. The
variation between the two parking layouts is not anticipated to result in any substantive difference in
environmental impacts since no other components of the project would change (i.e., site boundary,
building layouts, and building area would remain the same).

VEHICLE ACCESS AND CIRCULATION
The existing entrance to the project site from the North Todd Avenue/West Tenth Street
intersection would be slightly modified to allow ingress and egress to the new industrial facilities.
The alignment of the private entrance from the North Todd Avenue/West Tenth Street intersection
would remain in its current condition; however, the entrance would terminate at a cul-de-sac near
the central portion of the project site along the southern boundary; the private entrance would allow
access to all three industrial buildings on-site. On-site circulation would be accomplished through a
series of internal roads and drive aisles that would circumnavigate and provide access to the three
industrial buildings; refer to Exhibits 3a and 3b. All roads on-site would be paved and would
comply with existing City and Los Angeles County Fire Department (LACFD) requirements for
emergency access.
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LANDSCAPING
The proposed project would include landscaping improvements in various locations of the site. The
perimeter of the site would be improved with a variety of ornamental trees and landscaping for
aesthetic and buffering purposes. Each industrial building and associated parking areas would
include ornamental trees, planters, and turf areas interspersed throughout the site. The project
access along North Todd Avenue would include pine trees, shrubbery, cobble rock, and turf for
aesthetic enhancement. The southern portion of the project site would include a variety of
ornamental trees and plantings surrounding the three proposed retention basins. Entry
monumentation would also be provided at the project driveway along North Todd Avenue.

UTILITIES
Water and sewer utility lines would extend from existing infrastructure within North Todd Avenue
along the project’s southerly driveway to each of the three buildings. On-site stormwater drainage
facilities would convey surface water runoff from various portions of the project site towards the
southwest, south/central, and southeast areas of the site to the three retention basins.

3.4

GOALS AND OBJECTIVES

Pursuant to Section 15124(b) of the CEQA Guidelines, the EIR project description must include “[a]
statement of objectives sought by the proposed project….The statement of objectives should
include the underlying purpose of the project.”
The proposed project goals and objectives are as follows:
1. To develop an industrial business center on the site in conformance with the applicable
goals, objectives and policies of the City’s General Plan.
2. To develop a business center that will accommodate light manufacturing/
warehouse/distribution tenants with access to freeways and regional transportation
corridors, thereby minimizing truck traffic on local streets and reducing vehicle miles
traveled in the region.
3. Create opportunities for business-to-business interaction between various on-site tenants,
promoting economic development within the City’s West End Light Industrial district.
4. To develop a business center on the site in a manner that is economically viable and
provides long term fiscal benefits to the property owner and City.
5. To attract new businesses and jobs to the City, thereby improving the jobs/housing balance
both in the City and the region.
6. Attract high-quality businesses by provided a development with a range of facility options,
such as varying structure sizes and building configurations.
7. To develop a high-quality business center on the site with an architectural design,
landscaping, signage, and operational characteristics that are compatible with existing and
planned development in the immediate vicinity.
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8.

To construct a business center that incorporates energy efficiency and low water use
principles in order to promote the City’s environmental goals.

9.

Improve the existing railroad crossing and other public infrastructure improvements in the
vicinity of the proposed business center.

10.

Replace the existing obsolete buildings on the site with land uses that will support the
City’s economic development goals.

11.

Implement a comprehensive and cohesive plan for the physical and economic
development of the project site.

3.5

PHASING/CONSTRUCTION

Construction of the project is anticipated to begin in mid- to late-2014 and take approximately one
year to complete. Demolition and removal of the existing office building, building foundations, and
concrete remnants of the former shipping/receiving bay is anticipated to take one month to
complete, and site grading is anticipated to take two months to complete. Construction of the
proposed buildings would occur over an eight month period. The project is anticipated to open in
2015.

3.6

AGREEMENTS, PERMITS, AND APPROVALS

The City of Azusa is the Lead Agency for the project and has discretionary authority over the
project proposal, which includes the following:
·

Environmental Review. A certification recommendation by the Planning Commission followed
by a presentation to the City Council for certification of the EIR.

·

Design Review Application. Approval of a Design Review to allow the construction of the
proposed project.

·

Parking Variance: A Parking Variance would be required for the parking layout that includes
53 heavy truck and/or temporary, short-term trailer and container parking spaces within the
southwestern portion of the site.

·

Grading Permit. Grading for the proposed project would be subject to the review of plans
and approval of a Grading Permit by the City.

·

Building Permit. The construction of structures for the project would be subject to the review
of plans and approval of a Building Permit by the City.

·

Encroachment Permits. The project would require applicable Encroachment Permits from the
City of Azusa for off-site improvements.
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Approval of the proposed project is subject to actions set forth by the City of Azusa. Project
construction may subject to review and/or approval by the following agencies:
·
·
·
·
·
·
·

Azusa Light and Water Department;
Azusa Police Department;
Azusa Public Works Department;
County Sanitation Districts of Los Angeles County;
Los Angeles County Fire Department;
Regional Water Quality Control Board – Los Angeles Region; and
South Coast Air Quality Management District.
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