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Chapter 2.  Project Description and Site Characteristics

2.1 PROJECT BACKGROUND, PURPOSE AND OBJECTIVES

2.1.1 Project Background

The proposed project site is 22.83 acres in size and is located along the northwestern border of the
City of San Dimas (City).  Figure 2-1 shows the regional location of the proposed project site.  The
proposed project site is located on the southeast corner of Gladstone Street and Lone Hill Avenue
in the City of San Dimas, bounded on the north by Gladstone Street, on the west by Lone Hill
Avenue and on the east by the former Atchison, Topeka, and Santa Fe Railway Company (ATSF)
right-of-way.  East-west trending West 5th Street traverses the southern end of the proposed project
site east of Lone Hill Avenue.  Single-family residences occupy the southern boundary of the
proposed project site (along West 5th Street), and are located adjacent to a corporate business park
known as San Dimas Corporate Park.

The majority of the proposed project site is vacant with scattered landscaping and ornamental trees,
scrub and vegetation.  The southern and eastern ends of the proposed project site are developed with
a mix of residential and commercial/light industrial uses.  The proposed project would involve the
development of the project site with a Costco commercial complex that would include several dining
and retail opportunities for local customers.  Costco, founded in 1983 by James Sinegal and Jeffrey
Brotman, is one of the largest membership-based wholesale warehouse companies in the United
States.  Opened in Seattle, Washington in September 1983, Costco soon spread across the
northwestern United States with additional stores in Portland, Oregon and Spokane, Washington
before the end of 1983.

The City seeks to develop the proposed project site for commercial use, specifically as a “big box”
Costco retail store with additional dining and retail businesses on-site.  The proposed project would
require an amendment to the City’s General Plan from an “Industrial” to “Commercial” zoning
designation. 

2.1.2 Project Purpose and Need

As the population of the City and the remainder of Southern California increases, additional services,
including commercial retail opportunities, are necessary.  The development of a Costco, or similar
warehouse retail facility at the project site, would provide shopping opportunities for local residents
that would provide necessary items in bulk and at reduced costs to the residents.  Furthermore, the
development of the Costco commercial complex would provide an additional source of revenue for
the City.
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Figure 2-1
Regional Location Map

SOURCE: Thomas Brothers Maps, 2003
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2.1.3 Project Objectives

The proposed project objectives are in accord with the specific goals of the City of San Dimas
General Plan that any proposed commercial development must follow.  These objectives and goals
are as follows1:

Goal L-5: Provide well planned commercial centers and nodes.

Objective 5.1: Encourage infill and development to occur in and around activity
centers, transportation node corridors, underutilized infrastructure
systems, and areas needing revitalization and redevelopment.

Objective 5.2: Commercial development should be concentrated at selected nodes.

The proposed project seeks to provide a commercial complex for use by residents of the City and
Los Angeles County.  The proposed commercial complex is located adjacent to the Glendora
Marketplace, located on the northwest corner of Lone Hill Avenue and Gladstone Street, in the City
of Glendora.

Goal L-4: Plan and create an urban form that efficiently utilizes urban infrastructure and services.
Plan for orderly growth rather than “leap frog” development.

Objective 4.1: Promote future land use and development patterns which reduce costs
of infrastructure construction, encourages transit to make better use
of existing facilities, and achieve a good match between future
growth and phasing of existing facilities or expansion of new ones.

The proposed project seeks to provide a “big box” commercial complex on a partially undeveloped
section of the City in close proximity to existing commercial structures, and easily accessible by
local residents.  The proposed project would create new temporary and permanent employment
opportunities in the Redevelopment Project Area.  It would generate additional property tax
increment to improve, increase and preserve the supply of affordable housing in the community and
generate additional sales tax with which the City of San Dimas may promote general welfare and
eliminate blight within the Redevelopment Project Area.

2.2 PROJECT LOCATION AND SITE CHARACTERISTICS

2.2.1 Regional Setting

The proposed project site is located on the southeast corner of Gladstone Street and Lone Hill
Avenue in the City of San Dimas.  The proposed project site is bounded on the north by Gladstone
Street, on the west by Lone Hill Avenue and on the east by the former Atchison, Topeka, and Santa

                                                
1  City of San Dimas, General Plan, Land Use Element, 1991.



Costco Commercial Complex Chapter 2. Project Description and Site Characteristics
Draft EIR August 20032-4

Fe Railway Company (ATSF) right-of-way.  The southern boundary of the proposed project site is
occupied by residences that are adjacent to the San Dimas Corporate Park.  The cities of Glendora
and Covina and the unincorporated community of Charter Oak are located within a 2-mile radius of
the proposed project site.  The proposed project site is located less than ¼-mile west of the
57 Freeway (formerly the Foothill Freeway (Interstate 210)).

2.2.2 Physical Environmental Setting

The proposed project site is predominantly flat with existing structures located predominantly along
the southern and eastern portions of the project site.  The City of San Dimas General Plan currently
designates the site as “Industrial”.2  The proposed project site consists of 22.83 acres with
47 separate parcels, ranging in level of development from undeveloped and single-family residential
to commercial/light industrial.  West 5th Street, to be removed as part of the proposed project,
extends through the southern portion of the project site east of Lone Hill Avenue.  The proposed
project site is currently occupied by the following: vacant land with scattered trees and vegetation;
20 single-family residences; several mobile home trailers, a septic tank and cesspool business known
as JCPE Enterprises; G. Vella Construction Company; and, a business center that includes a welding
shop and other small businesses; and West 5th Street.  Figures 2-2 through 2-8 present existing
conditions at the proposed project site showing the current level of development.

2.2.3 Surrounding Land Uses

Within a two-mile radius of the proposed project site there are three different cities and an area of
unincorporated Los Angeles County.  The City of San Dimas is located to the east and south of the
proposed project site, and the cities of Covina and Glendora are located to the north and west of the
proposed project site.  The County unincorporated area of Charter Oak is located further southwest
of the proposed project site.

The proposed project site is located in an area with primarily residential, commercial and light
industrial uses.  Adjacent properties across Lone Hill Avenue include 16 single-family residences
and a Chevron gas station (at the southwest corner of Lone Hill Avenue and Gladstone Street).  The
northwest corner of Lone Hill Avenue and Gladstone Street is occupied by the Glendora Marketplace
that includes the “big box” retail centers Home Depot and Sam’s Club, as well as other smaller
commercial businesses and restaurants.  Adjacent properties to the north (across Gladstone Street)
include a commercial property, eight single-family residences, a commercial shop, and San Dimas
Mini Storage.  Adjacent to the east is the ATSF right-of-way.  Beyond the ATSF right-of-way are
three single-family residences, a Caltrans office and the 57 Freeway.  A historic single-family
residence is located east of the project site at 914 Gladstone Street, which is located between the
57 Freeway and the ATSF right-of-way.  The San Dimas Corporate Park is located adjacent to the
south of the proposed project site.  Brackett Field Airport is located approximately two miles
southeast of the proposed project site.

Nearby sensitive receptors include the single-family residential developments located west of the
proposed project site (i.e., across Lone Hill Avenue).  Other sensitive receptors that could be affected

                                                
2  City of San Dimas, General Plan, 1991.
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Figure 2-2
Existing Conditions

SOURCE: PIC Environmental Services, 1999
Updated by Environmental Science Associates, 2003

X
X

Vacant
Lot

602

Vacant
Lot

526

522
Vacant

Lot

North
�

10
33

10
29

10
25

10
21

10
17

10
13

10
09

10
05

1019508

506 1033 1025

1030

1005 951

1000
Mobile
Home

925

JCPE
Enterprises

ATSF  R igh t -o f -w
ay

1004

West

G. Vella
Construction

Company

San Dimas Business Park

Proposed Project Site

1011 943

Residential

Residential with
Contractor Yard

Commercial /
Light Industial

914



Costco Commercial Complex / 202349
SOURCE: Environmental Science Associates, 2002

7

Costco Commercial Complex / 202349
SOURCE: Environmental Science Associates, 2002

Figure 2-3
View of the proposed project site looking south from Gladstone Street

Figure 2-4
View along Gladstone Street of the proposed project site looking east
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Figure 2-5
View of the proposed project site from the northwest corner of Lone Hill Avenue

and Gladstone Street looking southeast

Figure 2-6
View of residences located on the southern portion of the

proposed project site looking east
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Figure 2-8
View of railroad tracks and commercial properties east of

the proposed project site looking east

Figure 2-7
View of the proposed project site along West 5th Street facing west
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by the project within a 1-mile radius of the site include additional residences, Lone Hill Park,
Gladstone Elementary School and Shull Elementary School.

2.3 PROJECT DESCRIPTION

The proposed project consists of redevelopment within Specific Plan Area No. 24 in the City of San
Dimas.  As part of the proposed project, the City’s General Plan would need to be amended to allow
for a commercial complex on a site that is currently designated “Industrial”.  The existing residential
and commercial/light industrial structures located along West 5th Street and West 5th Street itself
would be removed, and the residents and businesses would be relocated.  The currently proposed
development plans would involve the construction of a Costco “big-box” retail center and other
businesses:

•  149,710 square-foot Costco warehouse/retail facility with a tire center and a gasoline
service station;

•  3,500 square-foot fast-food restaurant with a drive-thru;
•  7,000 square-foot “quality” restaurant;
•  Two retail shops (8,000 square feet each) totaling 16,000 square feet; and,
•  Two major retail shops (15,000 and 30,000 square feet) totaling 45,000 square feet. 

A site plan of the proposed project is shown in Figure 2-9.  An alternate site plan where the locations
of the gasoline service station and two major retail shops are swapped, and the “quality” restaurant
is located along Lone Hill Avenue (instead of Gladstone Street), is considered in Chapter 4 of this
report as part of the alternatives analysis.  This alternative design would be of the same size as the
proposed project. 

Additionally, as part of the proposed project the 16 residences along Lone Hill Avenue (across from
the proposed project site) may be reconfigured through redesign of existing driveways and residential
frontage to consolidate driveways, create “U” driveways or hammerhead driveways that would allow
residents to enter the highway with their vehicles facing forward.  Another option would be to widen
Lone Hill Avenue so as to allow residences of these homes better access to their driveways, which
are located directly off of Lone Hill Avenue.  The proposed project and cumulative projects would
not result in the need to eliminate on-street parking for the existing residential homes.  However,
there will be increases in traffic, making it more difficult for residents to enter and exit their
driveways.  It is not feasible to implement traffic calming (chokers, speed bumps, etc.) on Lone Hill
Avenue since it is a four-lane divided arterial highway, and such items are not appropriate for this
type of roadway.  However, redesign opportunities would help improve safety and operations along
Lone Hill Avenue.  Implementation of such improvements would require major reconstruction and
reconfiguration of these existing residences. 

Upon completion of the proposed project, approximately 200-300 employees (100-150 part-time and
100-150 full-time) would work at the proposed Costco facility on a daily basis.  The currently
proposed hours for the Costco store would be Monday through Friday from 10:00 AM to 8:30 PM,
on Saturdays from 9:30 AM to 6:00 PM, and on Sundays from 10:00 AM to 6:00 PM.  The currently
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Figure 2-9
Proposed Site Plan

SOURCE: Mulvanny Architects, 2003
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proposed hours for the Costco gas station would be Monday through Friday from 6:00 AM to 9:30
PM, on Saturdays from 6:00 AM to 8:00 PM, and on Sundays from 6:00 AM to 6:00 PM.  Deliveries
to Costco would occur periodically between the hours of 4:00 AM and 10:00 PM, Monday through
Saturday.  The hours of operation of the additional restaurant and commercial retail facilities would
be determined by the restaurant and retail companies that choose to occupy the available commercial
space on-site.

2.4 PROJECT APPROVALS AND INTENDED USES OF THIS DRAFT EIR

This Draft EIR is intended to cover all State and local governmental discretionary approvals that may
be required to construct or implement the proposed project, whether or not they are explicitly listed
below.  A summary of the known discretionary approvals required to implement the proposed project
is provided in Table 2-1 as follows:

TABLE 2-1:  SUMMARY OF REQUIRED APPROVALS

Approval Description Status

Specific Plan
Amendment

To revise Specific Plan No. 24 including
development plan, development standards, plan
review and disposition and related sections to
allow the proposed project.

Draft changes currently in preparation;
to be considered in conjunction with
DEIR.

General Plan
Amendment

To amend the General Plan land use
designation from Industrial to Commercial and
to amend various goals, objectives and policies
set forth in the General Plan.

Draft changes currently in preparation;
to be considered in conjunction with
DEIR.

Disposition and
Development
Agreement

To set forth terms and conditions related to
property acquisition, financial assistance and
other commitments between Costco and the
Redevelopment Agency.

Draft currently in preparation; to be
considered by Redevelopment Agency
in conjunction with FEIR.

Site Plan/ Architectural
Approvals

To construct a 149,710 Costco warehouse/
retail facility with a tire center and gasoline
service station and approximately 71,500
square feet of additional commercial uses
including restaurants and retail shops/stores.

To be considered at future time after
consideration of Specific Plan
Amendment.

Tree Removal Permits To remove approximately 120 trees in
conjunction with the proposed project.

To be considered with site plan/
architectural approvals.

Parcel/Tract Map To subdivide property into two or more parcels
for financing and/or sales purposes.

To be considered at a future time.

Street Vacation To vacate West 5th Street. To be considered at a future time.

Building/Grading/
Construction Permits

To allow commencement of construction of
proposed project.

To be considered at a future time after
discretionary entitlements granted.

Source:  City of San Dimas, 2003.
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2.5 CUMULATIVE DEVELOPMENT

Cumulative impacts refer to the combined effect of proposed project impacts with the impacts of
other past, present, and reasonably foreseeable future projects. The discussion of cumulative impacts
need not be as detailed as the discussion of environmental impacts attributable to the proposed
project alone.  The discussion is intended to be guided by the standards of practicality and
reasonableness.  The treatment of cumulative impacts in this Draft EIR is guided by the following:

1) According to Section 15355 of the 2001 CEQA Guidelines, “cumulative impacts” refer to two
or more individual effects which, when considered together, are considerable or which
compound or increase other environmental impacts.

a) The individual effects may be changes resulting from a single project or a number of separate
projects.

b) The cumulative impact from several projects is the change in the environment that results
from the incremental impact of the project when added to other closely related past, present,
and reasonably foreseeable probable future projects.  Cumulative impacts can result from
individually minor but collectively significant projects taking place over a period of time.

2) According to CEQA Section 15355, a “cumulative impact” consists of an impact which is
created as a result of the combination of the project evaluated in the EIR together with other
projects causing related impacts.  An EIR should not discuss impacts that do not result in part
from the project evaluated in the EIR.

3) According to CEQA, the mere existence of significant cumulative impacts caused by other
projects alone shall not constitute substantial evidence that the proposed project’s incremental
effects are cumulatively considerable.

Therefore, the cumulative discussion in this Draft EIR focuses on whether the impacts of the
proposed project under review are cumulatively considerable within the context of impacts caused
by other past, present, or future projects.  Cumulative impact discussions for each issue area are
provided in the technical analysis contained within Chapter 3, Sections A through L.  Table 2-2:
Cumulative Project List provides a list of the cumulative projects that are considered in this
cumulative environmental analysis, and comprise development projects planned, approved, or under
construction in the proposed project area.  The cumulative project list was comprised using project
lists provided by the Planning Departments of the City of San Dimas, City of Glendora, City of
Covina and County of Los Angeles.  Only those cumulative projects located within a two-mile radius
of the proposed project site are analyzed in this report.  A two-mile radius is analyzed since
cumulative impact discussions are related to issues such as air quality, noise and traffic, which would
not be considered significant beyond two miles of the proposed project site. Cumulative impacts
analyzed in this Draft EIR (impacts from related projects in conjunction with the proposed project)
would likely represent a “worst-case” scenario for the following reasons:
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TABLE 2-2:  CUMULATIVE PROJECT LIST

Name/Address Status Comments

1. 392 & 398 West Gladstone Street, San Dimas Under
Construction

Subdivide two one-acre lots from one lot &
construct two new single family homes

2. 1160 South Valley Center, San Dimas Pending
Approval

Subdivide 22 lots into 19 residential lots
and three open space lots

3. Calle Canella & Calle Colorado, San Dimas Under
Construction

Nine single family homes

4. Southwest corner of Arrow Highway & San
Dimas Avenue, San Dimas

Pending
Approval

Preliminary application for a mixed use
project

5. 217-233 Commercial Street, San Dimas Plan Check Five new single family homes

6. 700 Block North San Dimas Avenue, San Dimas Under
Construction

Four new single family homes

7. Pacific Coast Baptist Bible College, San Dimas Pending
Approval

Subdivide property and construct 106 new
single family homes

8. 1255 and 1256 West Arrow Highway, San
Dimas

Under
Construction

28,118 square-foot Kaiser office and
parking lot for a total of 259 spaces

9. 1335 West Cypress Street, San Dimas Under
Construction

26,061 square-foot two-story dialysis center
and medical office and associated parking
lot

10. 120 East Bonita Avenue, San Dimas Under
Construction

13,013 square-foot CVS drive-thru
pharmacy

11. 100 Block East Bonita Avenue, San Dimas Under
Construction

San Dimas Town Center renovation 21,278
square-foot of retail and 1,732 square-foot
pad building

12. Northeast corner of Arrow Highway and Euclid
Avenue, San Dimas

Pending
Approval

Hotel

13. 328 West Arrow Highway, San Dimas Pending
Approval

Multi use facility: auto repair, towing &
impound, and 614 self storage units

14. 633 West Bonita Avenue, San Dimas Construction
Completed

155,801 square-foot Lowe's Home
Improvement retail store

15. 742 East Bonita Avenue, San Dimas Under
Construction

26,600 square-foot Church, 19,000 square-
foot multi purpose bldg and associated
parking

16. Southwest corner of Walnut Avenue & Bonita
Avenue, San Dimas

Construction
Completed

58,000 square-foot Albertson’s grocery
store with Sav-On Drugs, Starbucks &
Downey Savings Bank

17. 320 West Covina Blvd, San Dimas Pending
Approval

Construct new 23,691 square-foot industrial
building

18. Northeast corner of Amelia Avenue & Route
66, Glendora

Under
Construction

Construct 65 single-family dwelling units
(Village on the Green)

19. Amelia Avenue and Foothill Boulevard,
Glendora

Under
Construction

Construct 22 single-family dwelling units
(Oakhart Estates)
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TABLE 2-2 CONT.:  CUMULATIVE PROJECT LIST

Name/Address Status Comments

20. North of Foothill Boulevard on Lone Hill
Avenue, Glendora

Under
Construction

Construct 67 total hillside units (6 units at
Grand Avenue/Leodora Avenue; 16 units on
Tract 46916; and, 26 units on Tract 45858)

21. Lone Hill Avenue and Auto Centre Drive,
Glendora

Pending
Approval

Construct a 12-pump service station

22. Amelia Avenue and Wildwood Ranch Road,
Glendora

Zoning
Application

Construct 76 hillside dwelling units

23. Northeast corner of Valley Center Avenue and
Gladstone Street, Glendora

Conceptual
Proposal

Mixed Use Specific Plan – Kaiser Property –
Retail Development

24. Southwest corner of Sierra Madre and
Barranca Avenue, Glendora

General Plan
Build Out

Construct 67 dwelling units

25. 601 North Grand Avenue, Glendora General Plan
Build Out

Construct 12 dwelling units

26. Tract 46684 (Gard Ranch), Glendora Under
Construction

Construct 27 dwelling units.

27. Monrovia Nursery (north of Bennett Avenue),
Glendora

General Plan
Build Out

Construct 41 dwelling units

28. Monrovia Nursery (south of Bennett Avenue),
Glendora

General Plan
Build Out

Construct 70 dwelling units

29. Route 66/Inola Street, Glendora General Plan
Build Out

Construct 17 dwelling units

30. Northwest corner of Lone Hill Avenue and
Gladstone Street, Glendora

Under
Construction

Construct 40,000 square-foot commercial/
auto dealer center and rail platform

31. Downtown Mixed Use at Glendora
Avenue/Foothill Boulevard to Bennett
Avenue, Glendora

General Plan
Build Out

Construct 605 dwelling units on 25 acres

32. Route 66 Specific Plan, Glendora Environmental
Review

Amendment of General Plan (GPA03-04),
creation of a specific plan zone (ZC03-03),
adoption of a specific plan (ZA03-05) &
design guidelines (M03-17) to facilitate the
adoption of new land use regulations within
the project area

33. 21000 Block East Cypress, Covina Pending
Approval

Construct 25 condominiums

34. 600 Block East Badillo Street, Covina Construction
Completed

Construct a medical office building

_______________________________________

Source: Planning Departments of the City of San Dimas, City of Glendora, City of Covina, and Los Angeles County, 2003.
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•  Not all of the future projects will be approved and/or built.  Further, it is likely that the future
projects will not be constructed or opened until after the proposed project had been built and
occupied.

•  Some projects will be completed and occupied during the environmental process for this project.

•  Impact projections for future projects would likely be, or have been, subject to unspecified
mitigation measures, which would reduce potential impacts.

•  Many future projects are expressed in terms of gross square footage or are conceptual plans such
as master plans that assume complete development; in reality, such projects may be smaller (i.e.,
the net new development) because of the demolition or removal of existing land uses resulting
from development of the related project. 

The potential for cumulative impacts to occur from the proposed project could occur:

1) Within Local Context: Development of the retail center in conjunction with other projects
in the nearby area could result in locally significant impacts (i.e., such as construction-related
impacts).

2) Within the Regional Context: Development of the proposed project in conjunction with other
projects could result in regionally significant impacts (i.e., such as air quality).




