
City of Pico Rivera

General Plan
October 2014





  
 

Pico Rivera General Plan 

Prepared for: 
The City of Pico Rivera 

October 2014 

Prepared by: 

 

In association with: 
Metis Environmental Group 

Translutions, Inc. 

 

 

 





 

October 2014 

 

Acknowledgements 

City Council: 
Mayor Brent A. Tercero 

Mayor Pro Tem Gregory Salcido 

Councilmember Bob J. Archuleta 

Councilmember David W. Armenta 

Councilmember Gustavo V. Camacho 

Planning Commission: 
Ruben L. Garcia, Chair  

Esther Celiz, Vice Chair  

Fred Zermeno, Commissioner 

Tommy Elisaldez, Commissioner  

William Paul Gomez, Commissioner 

Community & Economic Development City Staff: 
Ben Martinez, Director 

Julia Gonzalez, Deputy Director 

Guillermina Aguilar, Senior Planner 

Christina Gallagher, Assistant Planner 

Consultant Team: 
Lloyd Zola, Project Director 

Kimiko Lizardi, Project Manager 

Kelly Ross, Deputy Project Manager 

Jason Nielsen, GIS 

 

 





	

October 2014 

 

i 

Table of Contents 
Chapter 1: Introduction .................................................................................... 1-1 

What the Pico Rivera General Plan is Designed to Do ................................ 1-1 
Provide a Statement of Community Values and Shared Vision ............ 1-1 
Serve as a Proactive Strategic Planning Tool ....................................... 1-1 
Guide Land Use, Development, Environmental Management, and 
Other Decisions ..................................................................................... 1-2 
Meet the Requirements of State Law .................................................... 1-2 

How the General Plan was Updated ............................................................ 1-5 
Existing Conditions ................................................................................ 1-5 
Workshops ............................................................................................. 1-6 
General Plan Advisory Committee ........................................................ 1-6 
Environmental Review ........................................................................... 1-6 

Organization of the Pico Rivera General Plan ............................................. 1-7 
Core Values and Guiding Principles ...................................................... 1-7 
General Plan Elements .......................................................................... 1-7 

How the General Plan will be Used ............................................................. 1-9 
How the General Plan Will Be Implemented ................................................ 1-9 

Implementation Tools and Programs..................................................... 1-9 
Monitoring ............................................................................................ 1-11 

General Plan Consistency .......................................................................... 1-12 
 
Chapter 2: Core Values and Guiding Principles ............................................ 2-1 

Where We Have Been and Where We Are Going ....................................... 2-1 
Forces Shaping Today’s Community..................................................... 2-1 
Key Forces of Change for Pico Rivera’s Future .................................... 2-6 

Core Values: People, Places, Environment, and the Economy ................... 2-6 
Social Well-Being................................................................................... 2-7 
Excellence in Place-Making ................................................................... 2-7 
Respect for the Natural Environment .................................................... 2-8 
Economic Vitality ................................................................................... 2-8 

 
Chapter 3: Land Use Element .......................................................................... 3-1 

Introduction .................................................................................................. 3-1 
Land Use Issues .................................................................................... 3-2 
Community Image and Character .......................................................... 3-2 
Organization of Land Uses .................................................................... 3-2 
Land Use Transitions and Buffers ......................................................... 3-3 
Historic Resources ................................................................................ 3-4 

Land Use Plan .............................................................................................. 3-6 
Development Potential ........................................................................ 3-14 

Goals, Policies, and Implementation Actions ............................................. 3-16 
Community Image and Character ........................................................ 3-16 
Organization of Land Uses .................................................................. 3-19 
Residential Land Uses ......................................................................... 3-19 
Commercial and Mixed-Use Land Uses .............................................. 3-20 
Industrial Land Uses ............................................................................ 3-21 
Specific Plans and Sphere of Influence Areas .................................... 3-23 
Historic Resources .............................................................................. 3-23 
Regional Cooperation .......................................................................... 3-24 
Opportunity Areas ................................................................................ 3-24 
Corridors .............................................................................................. 3-25 
Targeted Planning Areas ..................................................................... 3-52 



 
Table of Contents 
 

 

ii 

Chapter 4: Housing Element ........................................................................... 4-1 
Introduction .................................................................................................. 4-1 

Housing Overview ................................................................................. 4-1 
Historical Perspective ............................................................................ 4-1 
Demographics ....................................................................................... 4-3 
Housing Stock ....................................................................................... 4-3 
Housing Element State Law .................................................................. 4-3 
Regional Housing Needs Assessment .................................................. 4-5 
Required Housing Element Contents .................................................... 4-5 

Housing Plan ................................................................................................ 4-9 
Quantified Objectives ................................................................................. 4-27 

Affordable Housing Objectives ............................................................ 4-27 
Housing Profile ........................................................................................... 4-29 

Population Trends and Characteristics ............................................... 4-29 
Population Growth Trends ................................................................... 4-29 
Age Characteristics ............................................................................. 4-30 
Race and Ethnicity............................................................................... 4-31 
Employment ......................................................................................... 4-32 
Household Characteristics .................................................................. 4-33 
Household Composition and Size ....................................................... 4-33 
Overcrowding ...................................................................................... 4-35 
Household Income and Income Distribution ....................................... 4-36 
Housing Overpayment ......................................................................... 4-37 
Special Needs Groups ........................................................................ 4-37 
Elderly .................................................................................................. 4-38 
Housing Characteristics ...................................................................... 4-47 

Housing Constraints ................................................................................... 4-61 
Housing Resources .................................................................................... 4-81 
Progress Report ....................................................................................... 4-129 

 
Chapter 5: Circulation Element 

Introduction .................................................................................................. 5-1 
Vehicular Movement .............................................................................. 5-2 
Operations and Issues .......................................................................... 5-2 
Local Roadway Network ........................................................................ 5-4 
Goods Movement ................................................................................ 5-11 
Transit .................................................................................................. 5-15 
Non-Motorized Transportation ............................................................. 5-19 
Parking ................................................................................................ 5-23 

Goals, Objectives, Policies, and Implementation Actions .......................... 5-23 
Complete Streets ................................................................................. 5-23 
Vehicular Movement ............................................................................ 5-26 
Goods Movement ................................................................................ 5-29 
Bicycle and Pedestrian Network .......................................................... 5-29 
Parking ................................................................................................ 5-30 

 
Chapter 6: Community Facilities Element ..................................................... 6-1 

Introduction .................................................................................................. 6-1 
General Government Facilities .............................................................. 6-1 
Sheriff Facilities ..................................................................................... 6-2 
Fire Protection Facilities ........................................................................ 6-2 
Water Facilities ...................................................................................... 6-4 
Wastewater Facilities............................................................................. 6-6 
Stormwater Facilities ............................................................................. 6-6 
Energy Facilities .................................................................................... 6-9 
Solid Waste Facilities and Recycling ................................................... 6-11 

 



	

 
October 2014 Table of Contents

 

iii 

Chapter 6: Community Facilities Element (continued) 
Telecommunications ............................................................................ 6-11 

Goals, Policies, and Implementation Actions ............................................. 6-11 
General Government Facilities ............................................................ 6-11 
Sheriff Facilities ................................................................................... 6-12 
Fire Protection Facilities ...................................................................... 6-13 
Water Facilities .................................................................................... 6-14 
Wastewater Facilities ........................................................................... 6-15 
Energy Facilities .................................................................................. 6-16 
Solid Waste Facilities and Recycling ................................................... 6-17 
Telecommunication Facilities .............................................................. 6-18 

 
Chapter 7: Economic Prosperity Element ...................................................... 7-1 

Introduction .................................................................................................. 7-1 
Economic Context ........................................................................................ 7-1 
Opportunities & Challenges ......................................................................... 7-2 
Goals, Policies, and Implementation Actions ............................................... 7-3 

Strategic Approach ................................................................................ 7-3 
Existing Businesses ............................................................................... 7-5 
New Businesses & Employment ............................................................ 7-6 
Workforce Development ........................................................................ 7-9 
Community Image.................................................................................. 7-9 
Provision of Infrastructure .................................................................... 7-10 
Cost of Doing Business ....................................................................... 7-11 
Funding Programs ............................................................................... 7-12 
City Fiscal Management ...................................................................... 7-12 

 
Chapter 8: Environmental Resources Element ............................................. 8-1 

Introduction .................................................................................................. 8-1 
Sustainable Communities Strategy ....................................................... 8-1 
Air Quality .............................................................................................. 8-2 
Greenhouse Gas Emissions .................................................................. 8-3 
Energy Conservation ............................................................................. 8-4 
Water Resources, Quality, and Conservation ....................................... 8-4 
Open Space ........................................................................................... 8-5 
Biological Resources ............................................................................. 8-7 
Mineral Resources ................................................................................. 8-7 

Goals, Policies, and Implementation Actions ............................................... 8-8 
Sustainable Communities Strategy ....................................................... 8-8 
Air Quality and Greenhouse Gas Emissions ......................................... 8-9 
Energy Conservation ........................................................................... 8-11 
Water Resources, Quality, and Conservation ..................................... 8-12 
Mineral Resources ............................................................................... 8-13 
Biological Resources ........................................................................... 8-14 
Cultural Resources .............................................................................. 8-14 

 
Chapter 9: Safety Element ............................................................................... 9-1 

Introduction .................................................................................................. 9-1 
Seismic and Geologic Hazards .................................................................... 9-1 
Flood Hazards .............................................................................................. 9-3 
Hazardous Materials .................................................................................... 9-7 
Emergency Preparedness ............................................................................ 9-7 
Goals, Policies, and Implementation Actions ............................................. 9-10 

Seismic and Geologic Hazards ........................................................... 9-10 
Flood Hazards ..................................................................................... 9-10 
Hazardous Materials ............................................................................ 9-11 
Emergency Preparedness ................................................................... 9-12 



 
Table of Contents 
 

 

iv 

Chapter 10: Healthy Community Element .................................................... 10-1 
Introduction ................................................................................................ 10-1 

Safe and Balanced Transportation System ......................................... 10-1 
Arts and Culture ................................................................................... 10-2 
Social Capital ....................................................................................... 10-5 
Parks and Recreation .......................................................................... 10-5 
Access to Healthy Foods and Nutrition ............................................. 10-14 
Access to Health Care and Mental Health Care ............................... 10-14 
Schools and Day Care Facilities ....................................................... 10-15 

Goals, Policies, and Implementation Actions ........................................... 10-17 
Overall Community Health ................................................................ 10-17 
Healthy Transportation System ......................................................... 10-17 
Safe Transportation System .............................................................. 10-18 
Arts and Culture ................................................................................. 10-19 
Libraries ............................................................................................. 10-19 
Social Capital ..................................................................................... 10-19 
Parks and Recreation ........................................................................ 10-20 
Access to Healthy Foods and Nutrition ............................................. 10-22 
Access to Health Care and Mental Health Care ............................... 10-24 
Schools and Day Care Facilities ....................................................... 10-24 

 
Chapter 11: Noise Element ............................................................................ 11-1 

Introduction ................................................................................................ 11-1 
Noise Context............................................................................................. 11-1 

Characteristics of Noise ...................................................................... 11-2 
Effects of Noise ................................................................................... 11-5 
Sensitive Noise Receptors .................................................................. 11-5 

Goals, Policies, and Implementation Actions ............................................. 11-6 
Land Use Compatibility ....................................................................... 11-6 
Transportation-Related Noise ............................................................. 11-8 
Construction Noise Sources ................................................................ 11-9 

 



	

 
October 2014 Table of Contents

 

v 

FIGURES 
 
Figure 1-1: Planning Area ................................................................................ 1-4 
Figure 2-1: Community Features ..................................................................... 2-3 
Figure 3-1: Land Use Plan ............................................................................... 3-7 
Figure 3-2: FAR.............................................................................................. 3-14 
Figure 3-3: Opportunity Areas ........................................................................ 3-27 
Figure 3-4: Whittier Boulevard Commercial Corridor ..................................... 3-30 
Figure 3-5: Durfee Avenue Corridor .............................................................. 3-34 
Figure 3-6: Telegraph Road Corridor ............................................................. 3-38 
Figure 3-7: Rosemead Boulevard Corridor .................................................... 3-43 
Figure 3-8: Slauson Avenue Corridor ............................................................ 3-47 
Figure 3-9: San Gabriel River Parkway Corridor ........................................... 3-51 
Figure 3-10: Sports Arena/Kruse Road Area ................................................... 3-54 
Figure 3-11: Rosemead Boulevard and Washington Boulevard Intersection .. 3-58 
Figure 3-12: Smith Park/Pico Rivera Library Area ........................................... 3-61 
Figure 3-13: Northeast Quadrant of the Paramount Boulevard and 

Slauson Avenue Intersection .................................................. 3-63 
Figure 3-14: Burke Property ............................................................................. 3-65 
Figure 3-15: Passons Grade Separation ......................................................... 3-67 
Figure 3-16: Washington Boulevard and Paramount Boulevard 

Intersection Area .................................................................... 3-69 
Figure 3-17: Washington Boulevard and Passons Boulevard Intersection ..... 3-71 
Figure 3-18: San Gabriel River Parkway and Beverly Boulevard 

Intersection ............................................................................. 3-73 
Figure 3-19: Beverly Boulevard andI-605 Area ............................................... 3-76 
Figure 4-1: City of Pico Rivera Location Map .................................................. 4-2 
Figure 5-1: Circulation Plan ............................................................................. 5-7 
Figure 5-2: Private Streets ............................................................................... 5-9 
Figure 5-3: Truck Routes ............................................................................... 5-13 
Figure 5-4: Transit Service Rail Lines ............................................................ 5-16 
Figure 5-5: Transit Service Bus Lines  ........................................................... 5-17 
Figure 5-6: Existing and Proposed Bicycle Facilities ..................................... 5-21 
Figure 6-1: Fire and Sheriff’s Facilities ............................................................ 6-3 
Figure 6-2: Water Agencies Serving Pico Rivera ............................................ 6-5 
Figure 6-3: Major Sewer Facilities Serving Pico Rivera .................................. 6-7 
Figure 6.4: Major Storm Drain Facilities Serving Pico Rivera ......................... 6-8 
Figure 6-5: Major Energy Transmission Facilities .......................................... 6-10 
Figure 8-1: Water Resources ........................................................................... 8-6 
Figure 9-1: Regional Faults .............................................................................. 9-2 
Figure 9-2: FEMA Flood Zones ........................................................................ 9-5 
Figure 9-3: Dam Inundation ............................................................................. 9-6 
Figure 9-4: Evacuation Routes ........................................................................ 9-9 
Figure 10-1: Cultural Amenities ....................................................................... 10-4 
Figure 10-2: Existing Parks and Recreational Facilities .................................. 10-7 
Figure 10-3: School Facilities ......................................................................... 10-16 
Figure 11-1: Common Noise Sources .............................................................. 11-4 
 



 
Table of Contents 
 

 

vi 

TABLES 
Table 1-1: State Mandated General Plan Elements ....................................... 1-8 
Table 2-1: Community Features and Landmarks ........................................... 2-4 
Table 3-1: Historical Buildings and Sites ........................................................ 3-5 
Table 3-2: General Plan Land Use Categories .............................................. 3-9 
Table 3-3: General Plan Estimated Development Potential ......................... 3-15 
Table 4-1: Housing Element Requirements ................................................... 4-6 
Table 4-2: Quantified Objectives .................................................................. 4-28 
Table 4-3: Population Growth Trends .......................................................... 4-30 
Table 4-4: Age Distribution ........................................................................... 4-31 
Table 4-5: Racial and Ethnic Change ........................................................... 4-32 
Table 4-6: Employment by Sector ................................................................ 4-33 
Table 4-7: Pico Rivera Household Characteristics ....................................... 4-34 
Table 4-8: Average Household Size ............................................................. 4-35 
Table 4-9: Overcrowding by Tenure ............................................................. 4-35 
Table 4-10: Pico Rivera Household Income – 2010 ....................................... 4-36 
Table 4-11: Summary of Housing Overpayment in Pico Rivera ..................... 4-37 
Table 4-12: Special Needs Groups ................................................................ 4-37 
Table 4-13: Disability Status of Non-Institutionalized Persons ....................... 4-39 
Table 4-14: Residents with Developmental Disabilities by Age ..................... 4-41 
Table 4-15: Housing Problems for All Households ......................................... 4-43 
Table 4-16: Inventory of Homeless Services and Facilities in the Region ..... 4-44 
Table 4-17: Housing Growth Trends .............................................................. 4-47 
Table 4-18: Comparative Housing Unit Mix in 2000-2010.............................. 4-48 
Table 4-19: Age of Housing Stock .................................................................. 4-49 
Table 4-20: Affordable Housing Costs by Tenure .......................................... 4-50 
Table 4-21: 2010 Median Housing Unit Values .............................................. 4-51 
Table 4-22: Number of Bedrooms .................................................................. 4-52 
Table 4-23: Median Housing Rental Rates .................................................... 4-52 
Table 4-24: Inventory of Rental Units ............................................................. 4-53 
Table 4-25: Tenure by Number of Units in Structure ...................................... 4-53 
Table 4-26: Housing Affordability by Income Group ....................................... 4-55 
Table 4-27: Affordable Housing At-Risk of Conversion to Market Rate ......... 4-56 
Table 4-28: Residential Development Standards ........................................... 4-63 
Table 4-29: Off-Street Parking Requirements ................................................ 4-65 
Table 4-30: Pico Rivera Mobile Home Parks ................................................. 4-67 
Table 4-31: Housing Types Permitted by Zoning District ............................... 4-69 
Table 4-32: Fees Charged For Residential Development .............................. 4-70 
Table 4-33: Total Typical Fees per Type of Unit ............................................ 4-72 
Table 4-34: Permit Review Timelines ............................................................. 4-74 
Table 4-35: Disposition of Loans .................................................................... 4-78 
Table 4-36: Regional Housing Needs Allocation 2014-2021 ......................... 4-81 
Table 4-37: Regional Housing Needs Allocation 2006-2014 ......................... 4-82 
Table 4-38: Combined 2006-2014 and 2014-2021 RHNA ............................. 4-83 
Table 4-39: 2014-2021 RHNA Including AB 1233 Shortfall ........................... 4-83 
Table 4-40: Units Constructed 2006-2014 ..................................................... 4-84 
Table 4-41: Summary of Capacity for Current Residentially Zoned Sites ...... 4-86 
Table 4-42: Sites for Rezoning Program ........................................................ 4-87 
Table 4-43: Accommodation of the 2014-2021 RHNA ................................. 4-117 
Table 4-44: Financial Resources Available for Housing Activities ............... 4-120 
Table 4-45: Housing Accomplishments ........................................................ 4-129 
Table 5-1: Intersection Automobile Mode Levels of Service Criteria ............. 5-3 
Table 5-2: Intersection Non-Automobile Mode LOS Criteria .......................... 5-4 
Table 5-3 Roadway Classifications and Standards ....................................... 5-6 
Table 10-1: Existing Park and Recreation Facilities Serving Pico Rivera ...... 10-9 
Table 10-2: Pico Rivera Park Classification ................................................. 10-13 
  



	

 
October 2014 Table of Contents

 

vii 

TABLES (continued) 
Table 11-1: Maximum Allowable Environmental Noise Standards ................. 11-6 
Table 11-2: Groundborne Vibration Impact Criteria for 

General Assessment .............................................................. 11-9 
 
 
Appendices 
 
A – Zoning Compatibility Matrix 
B – Pico Rivera Development Potential Methodology 
C – Housing Element – Land Resources Sites Inventory 
D – Emergency Shelter Overlay Zone 
E – Housing Element Outreach 
F – Economic Prosperity Report 
G – Noise Tables 



 
Table of Contents 
 

 

viii 

This page intentionally left blank. 
 

 
 



	

October 2014 

 

1-1 

CHAPTER 1 

Introduction 

What the Pico Rivera General Plan is Designed 
to Do 

The General Plan articulates our City’s commitment to managing our future. 
Through the General Plan, the citizens of Pico Rivera describe our community’s 
goals, policies, and standards, communicating our expectations for the public 

and private sectors and their responsibility to assist in meeting community 
objectives. 

Overall, the General Plan:  

 Provides a statement of community values and shared vision;  

 Serves as a strategic, proactive planning tool for achieving that vision;  

 Guides land use and development, environmental management, 

infrastructure, and municipal services decisions; and 

 Meets the requirements of state law.  

Provide a Statement of Community Values and Shared 
Vision 
The Pico Rivera General Plan is a statement of community values and priorities. 
It describes the type of community we are and want to be, and sets forth goals, 

objectives, policies and implementing actions across a wide range of issues to 
help us achieve our goals. It also describes priorities for putting the General Plan 
into action. Overall, the Pico Rivera General Plan articulates our vision of the 

future and how we intend to achieve it. 

Serve as a Proactive Strategic Planning Tool 
The Pico Rivera General Plan is a strategic tool for guiding the City’s physical 

development, and, in turn, its economic and social development.  It is based on a 
comprehensive understanding of:  

 The issues we have overcome, the issues we face today, and those we may 

face in the future;  

 The expectation of local residents, property owners, and businesses for their 
community; and 

 A clear sense of what we hope to accomplish.  

KABOOM build event at 
Pio Pico Playground 

Paseo Del Rio  

 
Community Pride Event 
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Guide Land Use, Development, Environmental 
Management, and Other Decisions 
The General Plan is designed to guide the City’s immediate and long-term land 

use, development, and environmental management decisions. City decision-
makers will use the plan as a blueprint for: 

 Choices about the use of land, including the desired location, character, and 

quality of future development, as well as the process by which development 
should proceed; 

 Meeting the housing needs of all economic segments of the community; 

 Maintaining mobility for the movement of people and goods; 

 Providing needed infrastructure and public and human services; 

 Enhancing the community’s economic prosperity; 

 Protecting environmental resources; 

 Protecting people and property from natural and man-made disasters;  

 Promoting the health of our community’s residents; and  

 Maintaining a quiet and peaceful community. 

As the City faces challenges and creates its future, the General Plan will serve as 
a guide to help ensure that each decision made by the City meets short term 

needs and is also in the best interest of our community’s long-term future. 

Meet the Requirements of State Law 
All cities and counties in California are required to have an up-to-date General 

Plan. According to State guidelines for the preparation of general plans, the role 
of the General Plan is to establish a document that will “...act as a ‘constitution’ 
for development, the foundation upon which all land use decisions are to be 

based. It expresses community development goals and embodies public policy 
relative to the distribution of future land use, both public and private.” 

As further mandated by the State, the General Plan must serve to: 

 Identify land use, circulation, environmental, economic, and social goals and 
policies for the City and its surrounding planning area as they relate to land 
use and development; 

 Provide a framework within which the City’s Planning Commission and City 
Council can make land use decisions; 

 Provide citizens the opportunity to participate in the planning and decision-

making process affecting the City and its surrounding planning area; and 

 Inform citizens, developers, decision-makers, and other agencies, as 
appropriate, of the City’s basic rules that will guide both environmental 

protection and land development decisions within the City and surrounding 
planning area. 
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State law requires that the General Plan include seven mandatory elements, but 

allows flexibility in how each local jurisdiction structures these elements, and also 
allows the adoption of additional elements addressing subjects not specifically 
required by state law. The required elements of the General Plan include: 

 The LAND USE ELEMENT designates the general distribution of uses of the land 
for housing, business, industry, open space, education, public buildings and 
grounds, waste disposal facilities, and other categories of public and private 

uses. The Land Use Element also sets forth standards for population density 
and building intensity. 

 The CIRCULATION ELEMENT is correlated with the land use element, and 

identifies the general location and extent of existing and proposed major 
thoroughfares, transportation routes, terminals, and other local public utilities 
and facilities. Overall, the objective of the Circulation Element is to promote 

the movement of people and goods. 

 The HOUSING ELEMENT embodies policy to meet the current and projected 
housing needs for all economic segments of the community, and includes a 

five-year action program. 

 The CONSERVATION ELEMENT addresses the conservation, management, and 
use of natural resources, including water, soils, biological habitats, and 

mineral deposits.   

 The OPEN-SPACE ELEMENT details programs for preserving open space within 
the community. 

 The NOISE ELEMENT evaluates present and projected noise levels within the 
community as a guide for establishing a pattern of land uses that minimizes 
the exposure of community residents to excessive noise. 

 The SAFETY ELEMENT protects the community from risk associated with 
seismic, geologic, flood, and fire hazards, including identification of hazards, 
establishment of safety standards, and delineation of evacuation routes. 

The previous Pico Rivera General Plan was adopted in 1993, and has been 
periodically amended since then. The 2014 update brings the General Plan into 
conformance with changes in State law and other legal requirements; reflects 

changes in the local population and economy that have occurred since 1993; 
incorporates the most recent projections and assumptions regarding future 
growth; and responds to the issues, challenges, and opportunities the community 

now faces. The General Plan Update addresses all lands within the city limits as 
well as unincorporated Los Angeles County properties located along the eastern 
edge of the city within its designated Sphere of Influence (see Figure 1-1). In this 

General Plan, the combined city area and sphere of influence are termed the 
“planning area”. While properties within the sphere of influence are under the 
jurisdiction of Los Angeles County, these properties bear a critical relationship to 

Pico Rivera’s planning activities, including planning for the extension of services 
and facilities, and integrated infrastructure.  
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Figure 1-1: Planning Area 
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To continue to function as the "constitution" for managing the community's future, 

the General Plan needs to reflect current conditions and community values and 
priorities. The city recognizes that the General Plan will need to be periodically 
reviewed and then adjusted in response to changing conditions, availability of 

more recent information, changing technologies, and shifting community values. 

As a result, State law provides for amending and updating the General Plan. By 
law, each element of the General Plan may be amended a maximum of four 

times a year (several changes may be grouped into each amendment, and there 
is no limit on the number of individual changes any single amendment may 
consider.). State law also requires that the City's Housing Element be updated 

every eight (8) years. 

The City may initiate, or any citizen may apply to amend general plan text, 
exhibits, or maps. In order to ensure a compatible and internally consistent 

general plan document, any proposed change to the plan must be consistent with 
the criteria and conditions of the balance of the General Plan text, as well as with 
general plan maps and exhibits. 

How the General Plan was Updated 

Existing Conditions 
The first step in the General Plan update process was to inventory and assess 

the existing conditions in the City of Pico Rivera. The information gathered drew 
upon background research, field work, stakeholder interviews, and information 
from City staff and other agencies to document the community’s baseline 

conditions.  

The technical studies completed as part of the data base compilation are 
included in the Environmental Impact Report Appendices. These technical 

studies addressed: 

 Air Quality and Greenhouse Gas Emissions 

 Traffic and Circulation 

 Noise  

 Water Supply  

This assessment also identified the issues to be addressed in the General Plan 

update, and described alternative means available to the City to resolve those 
issues. This included information, issues, and alternatives in relation to: 

 Community Development 

 Population and Housing 

 Economic Development 
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 Transportation and Circulation 

 Municipal Facilities and Services 

 Environmental Management 

This information is included in the Environmental Setting section of the Draft 
Program EIR.  

Workshops 
A workshop was held with the City Council at the outset of the update program to 
provide the Council and community with background on the update program, 
General Plan requirements, and what would be addressed during the update. 

Additional workshops were held to discuss Proposed Land Use Changes, 
General Plan Policy Alternatives, Opportunity Areas, and to review the proposed 
updated General Plan and zoning ordinance.  

Three community workshops were held to discuss (1) land use, transportation, 
economic development and environmental issues; (2) proposed land use 
changes, opportunity areas and policy alternatives and (3) housing element 

rezonings. 

General Plan Advisory Committee 
The General Plan Advisory Committee for the General Plan Update is comprised 

of two City Council members, two Planning Commissioners, two sister City 
Commissioners and two Parks Commissioners. The General Plan Advisory 
Committee’s role was to provide input on recommendations for updating the 

General Plan and zoning ordinance. 

Environmental Review 
In accordance with the requirements of the California Environmental Quality Act 

(CEQA), an Environmental Impact Report (EIR) was prepared for the 2014 
General Plan Update. The Draft General Plan Update and the Draft Program EIR 
were circulated for public review and comment. Public comments on the Draft 

Program EIR were reviewed and responded to, and revisions to the Draft 
Program EIR were made in response to public comments received where 
appropriate. Following completion of the Final Program EIR, public hearing drafts 

of the proposed 2014 General Plan Update were prepared for review and 
consideration by both the Planning Commission and the City Council. 

Public Hearings were held by the Planning Commission and City Council on 

September 15, 2014, October 6, 2014, and October 28, 2014  to review/consider 
the Final Program EIR, public testimony, and the public hearing draft of the 2014 
General Plan Update. 

At the conclusion of the Public Hearing process, the City Council approved the 
2014 General Plan Update. This action was taken after the City Council certified 

 
Community Workshop 
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that Final Program EIR was in compliance with the provisions of CEQA. 

Mitigation measures included in the EIR were incorporated into goals, policies, 
and/or implementation actions, as appropriate.  

Organization of the Pico Rivera General Plan 

Core Values and Guiding Principles 
Following this Introduction, Chapter 2 describes the type of community we want 
Pico Rivera to be. It describes our community’s core values, the strategic 

direction we will take to capitalize on our strengths and address key planning 
issues, and the guiding principles we will follow to achieve the outcomes we 
desire through the planning process. Chapter 2 describes the major themes -- 

the “big ideas” -- on which the General Plan is based providing the foundation for 
the goals, policies and implementation actions included in the various elements 
of the General Plan. 

General Plan Elements 
The General Plan is organized into the following elements: 

 Land Use  

 Housing  

 Circulation  

 Community Facilities  

 Economic Prosperity  

 Environmental Resources  

 Safety  

 Healthy Community  

 Noise  

Table 1-1 identifies the relationship between the elements of the Pico Rivera 

General Plan and the required content of the State mandated elements. 
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Table 1-1: 
State Mandated General Plan Elements 
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 Land Use x        

Housing   x      

Circulation  x       

Community Facilities x       x 

Economic Prosperity        x 

Environmental 
Resources 

   x x    

Safety       x  

Healthy Community  x      x 

Noise      x   

 

Each element begins with a discussion of relevant issues, and presents goals, 

policies, and implementing actions addressing those issues: 

 Goals are general statements of values or aspirations held by the community 
describing what it is we want to achieve. These are the outcomes toward 

which the City will direct its efforts. 

 Policies describe what we will do and how we will make decisions in relation 
to a particular issue in order to achieve our goals. Policies are presented in 

the form of guidelines, standards, objectives, maps or diagrams, or a 
combination of these components: 

– Guidelines provide instructions regarding how some aspect of land use 

regulation will be conducted. 

– Standards provide specific, quantified measure of performance. 

– Objectives define the specific results outcomes or products to be 

delivered. 

– Maps and diagrams are graphic expressions of community policy. 

 Implementation Actions put the goals and policies into practice, and include 

ongoing programs sponsored by the City or discrete, time-specific actions to 
be taken and completed. 
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How the General Plan will be Used 

The Pico Rivera General Plan is intended for use by all members of the 
community. 

 If you are a Pico Rivera resident, the General Plan indicates the general 

types of uses that are permitted around your home, the long-range plans and 
changes that may affect your neighborhood, and the policies the City will use 
to evaluate development applications that might affect you and your 

neighbors. The General Plan identifies the actions that the City will take to 
ensure that your neighborhood remains a great place to live. 

 If you are a Pico Rivera business owner, the General Plan outlines the 

measures the City will take to protect your investment and encourage your 
future success. Expectations for the City’s business districts are spelled out, 
and policies to ensure that business operations will be compatible with other 

businesses and nearby residential areas are identified.   

 If you are interested in moving your family or business to Pico Rivera or 
developing land within the City, the General Plan will introduce you to our 

community. The General Plan and its supporting documents contain extensive 
background information about Pico Rivera, including long-range population 
and economic forecasts. The General Plan Land Use map (Figure 3-1) 

provides a useful starting point to understanding the types of uses permitted in 
the City along with their planned locations. However, it is important to review 
maps and policies throughout this document and the Pico Rivera Zoning Code 

to get a complete perspective on how and where development may take 
place.   

The General Plan is also a tool to help City staff, City Boards and Commissions, 

and the City Council make land use and public investment decisions. It provides 
the framework for the City’s Zoning Code.  It identifies the transportation 
improvements, community service and facility needs, and environmental 

programs needed to sustain and improve the quality of life in the City. Future 
development decisions must be consistent with the Plan. Finally, the Plan is 
intended to help other public agencies, from Caltrans to our local school districts, 

as they contemplate future actions in Pico Rivera. 

How the General Plan Will Be Implemented 

Implementation Tools and Programs 
The ultimate measure of Pico Rivera’s General Plan is how effectively application 

of its policies achieves the community’s core values and guiding principles. The 
General Plan will be implemented through a combination of: 
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 Standard Implementation Tools, routine actions, regulations, and operations 
carried out and applied by the City that will implement a majority of the 

General Plan’s policies.  

 Specific Implementation Programs, focused actions tied to the 
implementation of individual policies or a series of related policies where 

added direction is required or desired.  

Specific Implementation Programs are interspersed within each General Plan 
element as appropriate. The Standard Implementation Tools are summarized 

below: 

 Zoning Code & Other Regulations. The City’s Zoning Code is one of the 
primary tools for implementing the General Plan. The Zoning Code specifies 

permitted uses, development standards, and other regulations that direct 
development and support implementation of General Plan policies. In addition 
to the Zoning Code, there are other regulations in place, such as the City’s 

Subdivision Ordinance, Building Codes, and the California Environmental 
Quality Act, to ensure that development and related improvements occur in a 
manner that furthers the direction of the General Plan.  

 Development Review. Many General Plan policies will be implemented 
through the review of both private and public projects. The City’s Zoning 
Code, Subdivision Ordinance and other regulations establish development 

review processes that provide for City consideration of individual project 
proposals, and authorize the City to approve, deny, or condition projects 
based on their consistency with the General Plan and other considerations. 

The development review process also offers opportunities for the engagement 
and input of the public, outside agencies, and other interests. 

 Master Plans & Programs. Pico Rivera has adopted various plans and 

programs that direct City services and facilities. Key among these is the City’s 
Capital Improvement Program (CIP), which is the primary mechanism to 
schedule and fund infrastructure and facilities of citywide benefit. The City’s 

plans and programs are directly linked to and comprise a key tool in 
implementing General Plan polices, standards, and priorities.   

 City Operations & Budget. The City operates, manages and maintains a 

broad range of services and facilities to meet community needs. The type, 
quantity and quality of services and facilities provided by the City are directly 
linked to General Plan standards and priorities, and make a significant 

difference in how effectively the General Plan is implemented. The City’s 
projected revenues and recommended spending are accounted for in its 
annual budget.  
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 Intergovernmental Coordination. For a number of policies, implementation 

of the General Plan will depend upon or be enhanced through coordination 
with and potential actions by other agencies. Decisions made by the City 
affect the region, and activities outside of Pico Rivera have varying impacts on 

the City. The City coordinates with numerous local, County, regional, state, 
and federal agencies that provide services, facilities, funding and/or 
administer regulations that directly or indirectly affect General Plan 

implementation.  

 Joint Partnerships. Partnering with non-governmental public and private 
organizations that have expertise in specific areas provides opportunities for 

the City to implement the General Plan in a collaborative and efficient manner. 
The City coordinates and partners with a variety of non-governmental 
agencies and organizations including utility companies, transit providers, 

educational institutions, healthcare providers, railroad operators, the Chamber 
of Commerce, development interests, and businesses.  

 Public Information. Pico Rivera uses a variety of communication media to 

keep residents and businesses informed of City services, activities and 
issues, many of which directly or indirectly relate to implementation of the 
General Plan. In addition to the City’s website, public hearings, notices in the 

Whittier Daily News, community meetings, email blasts, Facebook, Twitter 
and public access television (CTV3), the Public Information Office produces a 
monthly newsletter (The Profile), special publications, information booklets, 

brochures, promotional information, and press releases.  

Sections of the City’s Zoning Code were updated concurrent with the General 
Plan to address rezoning consistent with the Adopted 2014-2021 Housing 

Element. Subsequent to adoption of the General Plan, the City will need to 
review and update its remaining regulations and codes, master plans and 
programs, fees, and other revenue generating mechanisms, as appropriate, to be 

consistent with and further implement the General Plan.  

Monitoring 

The City will annually review the General Plan to evaluate the progress in 
implementing its goals and policies. Since issues the General Plan addresses will 
continue to evolve over time, a regular review and reporting of implementation 

will help ensure the City is moving forward in achieving the General Plan’s vision. 
This review will report on the status of each implementation program, and 
consider any new planning tools, policy approaches, funding sources, and 

feedback from monitoring activities. The findings of the review will be sent to the 
Governor’s Office of Planning and Research, as required by Government Code 
Section 65400. 
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General Plan Consistency 

Section 65300.5 of the California Government Code requires the General Plan 

and its Elements to be “an integrated, internally consistent and compatible 
statement of policies....”  The need for internal consistency revolves around the 
following issues. 

 All elements of the General Plan have equal legal status.  Because no 
element can legally overrule another, the General Plan must resolve potential 
conflicts between or among the elements through clear language and policy 

consistency. 

 All General Plan elements must be consistent with each other.  Provisions of 
the General Plan must not require the City to take an action prohibited by 

another General Plan provision.  In addition, the assumptions and vision used 
to create individual portions of the General Plan need to be uniform and 
consistent. 

 Because General Plan text and diagrams are both integral parts of the 
General Plan they must be consistent with each other.   

 




