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Executive Summary
The Foothill Gold Line has proven to be a remarkable catalyst for “smart
growth” along its alignment. Since opening Phase 1 from Los Angeles to
Pasadena in 2003, station areas along the entire alignment have seen the
development of thousands of new housing units, as well as hotels, retail
and office space.
This report quantifies the amount of transit oriented development (TOD)
constructed and planned to date along the Foothill Gold Line, and
estimates the total development capacity along Phases 2a (Pasadena to
Azusa) and 2b (Glendora to Montclair). Quantifying development activity
and capacity allows us to estimate the impacts that the light rail system
brings to the Gold Line corridor: private investment, job creation, and
fiscal impact. Section 1describes the methodology used to estimate
these impacts.
TOD begins with creating community consensus about what the station
areas will look like with transit infrastructure in place. Every community
along the corridor from the City of Los Angeles to the City of Montclair has
enacted land use regulations that specifically recognize the unique
opportunities associated with rail station proximity. This has taken the form
of General Plan updates, Specific Plans, and zoning code modifications.
Section 2 shows the many planning documents that capture the TOD
visions for the Foothill Gold Line cities.
In addition, many of the institutional users along the Gold Line corridor
have also implemented master plans that seek to capitalize on transit
proximity: The Art Center, Huntington Hospital, Pasadena City College,
City of Hope, Azusa Pacific University, Citrus College, Cal Poly Pomona,
University of La Verne, and the Claremont Colleges.
While the planning efforts and the construction to date are notable, it is
even more exciting to contemplate the potential for development along
Phase 2 (Pasadena to Montclair)of the Foothill Gold Line. The exhibits on
the following pages summarize the impact to date and the potential
development at full buildout of Phase 2.
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Exhibit 1: IMPACT OF FOOTHILL GOLD LINE

TOD EXISTING AND PROPOSED DEVELOPMENT TO DATE

$ 6.7 Billion
Of Private Investment Value
This investment includes projects completed to date as well as projects in the
development pipeline or under construction.

12,500 New Housing Units
3,600,000 sf of Commercial/Institutional Space
1,400 Hotel Rooms
The mixed use nature of TOD maximizes the impact on how Southern California lives,
works, and plays.

23,000 Direct Jobs and
26,000 Indirect Jobs
from Construction of Existing and Planned Development
These are one-time jobs from construction work (direct) and the businesses and
services that support it (indirect and induced).

12,000 On-Going Jobs
Housed in the New Retail and Office Space

8,000 On-Going Jobs
from Business and Consumer Spending
These are on-going jobs from the influx of new residents, office workers, shoppers, and
visitors

$50,000,000 in Annual Revenues to LA County
This annual income is from increased property taxes, sales taxes, and transient
occupancy taxes.
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Exhibit 2: IMPACT OF FOOTHILL GOLD LINE

TOD DEVELOPMENT POTENTIAL ALONG PHASE 21

$9 Billion
Of Private Investment Value
This investment is based on a full buildout of development program prepared under
the previous TOD study.

17,000 New Housing Units
10,000,000 sf of Commercial/Institutional Space
250 Hotel Rooms
The full buildout development program is based on a previous Gold Line TOD study by
IBI Group.

33,000 Direct Jobs and
33,000 Indirect Jobs
from Construction of Existing and Planned Development
These are one-time jobs from construction work (direct) and the businesses and
services that support it (indirect and induced).

45,000 On-Going Jobs
Housed in the New Retail and Office Space

34,000 On-Going Jobs
from Business and Consumer Spending
These are on-going jobs from the influx of new residents, office workers, shoppers, and
visitors

$100,000,000 in Annual Revenues to LA County
This annual income is from increased property taxes, sales taxes, and transient
occupancy taxes.
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Section 1: Introduction
The Foothill Gold Line light rail system links Union Station in downtown Los
Angeles with the communities of the San Gabriel Valley. The first segment
of the Gold Line, from Union Station to Sierra Madre Villa Station in east
Pasadena, began operations in July 2003. The second segment of the line
began service in March 2016 and includes six stations in the communities
of Arcadia, Monrovia, Duarte, Irwindale and Azusa. The third segment of
the line will extend service to Montclair and create six additional stations
in the communities of Glendora, San Dimas, La Verne, Pomona,
Claremont, and Montclair.

Transit-oriented development (TOD) has always been an important
element of the Foothill Gold Line program. In the initial phase of the line
several “wide spots” in the right-of-way created the opportunity to sell
surplus land at stations sites and create transit-oriented development that
intensified the density and mix of uses near light rail stations. The sale of
these “wide spots” both set the tone for TOD at other Gold Line stations,
and created additional revenue that helped fund the construction of the
first phase.
The Foothill Gold Line Construction Authority has been a strong proponent
of TOD at each of the light rail stations. It has sponsored an extensive
outreach and education program that has had dramatic results. Every
community along the Gold Line right of way has re-examined land use
around the station area and has invested in a General Plan update,
Specific Plan, or other land use regulation effort that reflects the impact of
light rail access on its traditional development patterns.
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The TOD opportunities for the Foothill Gold Line are significantly different
than for other Los Angeles-area communities along planned rail lines.
Extension of the Purple Line through mid-Wilshire, for example, will add a
marginal amount of density and redevelopment to an already largely
built-out area. The rail alignment in the foothill communities originally
provided industrial service to the San Gabriel Valley. The Gold Line station
areas provide the opportunity to add visionary new projects to these
largely industrial and underdeveloped areas. TOD sites in the San Gabriel
Valley have the potential to accommodate a significant amount of
regional growth in the context of higher density, transit-adjacent mixed
use communities.
This document summarizes the results of the third TOD project undertaken
by the Foothill Gold Line Construction Authority. The first project,
completed in 2007, was designed to familiarize elected officials and city
staff about the potential for TOD in each of the foothill communities.
The second TOD study, completed in 2012, measured the potential market
support for TOD development at each of the Phase 2 station areas and
created interactive software to help each community realize a threedimensional “fly through” of its proposed density and mix of uses around
the station. This effort was designed to take the principals established in
the initial report and create context through the market study and an
interactive tool for use as cities created a TOD vision and implemented
Specific Plans.
The first phase of the Gold Line has been operational since 2003, and
Phase 2A began operations in March 2016. This TOD study measures the
Gold Line TOD progress to date in five specific areas:
1. Planning efforts undertaken to encourage TOD uses within a halfmile radius of the station sites.
2. Existing development and investment in place since 2003 within
one-half mile radius of the station sites.
3. Planned and proposed development within one-half mile of the
station sites, reflecting current developer interest in transit areas.
4. Fiscal and economic Impact of development to date, including
one-time and on-going impacts.
5. Potential economic and fiscal impact of potential Phase 2 TOD
development.
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Section 2: Study Methodology
This work effort began with a compete survey of all development since
2003 within a one-half mile radius of the Foothill Gold Line station sites from
Union Station to the proposed terminus at Montclair. We assumed that all
development within the “capture area” since the first phase of the Gold
Line opened in 2003 was TOD, although some project demonstrated the
principals of density, mixed use, and walkability better than others.
Exhibits 3 – 6 show the half mile capture areas around each station site.
We interviewed City staff at all the communities with Gold Line stations to
determine the number and type of new development projects in the
pipeline. We included these projects in the total of all projects to date for
two reasons:
x Initiating the development review process is a good indication that
the investment community has evaluated the proposed project
and found it to be economically sound.
x The recession of 2008 was one of the most severe real estate
recessions in recent memory. Excluding the planned and proposed
projects currently in the development pipeline would have skewed
the results artificially low.
The development survey also compiled information on the number of
residential units; whether they were rental or for-sale; the number of
affordable units; retail and/or commercial square feet; development costs
for each project; and notes on any special circumstances. The
quantification of the development by project type and location formed
the basic assumptions used to estimate the economic and fiscal impact
of development to date. Exhibit 7 shows the existing projects within the
half mile radius of the Chinatown station. Exhibit 8 shows the proposed
projects within the same area. Exhibit 9 shows the data collection
summary table for the Chinatown station.
Economic and fiscal impacts were calculated using the development
assumptions compiled in the survey process, as well as the most recent
Implan multipliers for the Los Angeles region. Implan is the industry
standard software for impact assessment. Additional adjustments were
made for local variations in average rental rates, median home prices,
and average commercial rents per square foot. Current values for
residential unit and commercial values per square foot were researched
in order to bring all values to current dollars, allowing us to create an
“apples to apples” comparison of investment to date and the potential
for future TOD investment and fiscal impacts. Appendix A contains a
summary of the baseline data for each of the Gold Line stations.
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The survey and the Implan calculations were used to estimate the benchmarks
presented in this analysis:
x
x
x
x



Quantity and type of development to date
Private investment
Job creation: one-time and on-going
Fiscal impact on public revenues from the creation of new housing
and commercial space

ϳ



Exhibit 3:
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Exhibit 4:
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Exhibit 5:
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Exhibit 6:
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Exhibit 7: Existing Projects, Chinatown Station
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Exhibit 8: Proposed Projects, Chinatown Station
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Exhibit 9: Data Collection, Chinatown Station

Section 3: Planning Efforts
All of the communities along the Gold Line alignment, including the
fourteen station sites from Arcadia to Montclair, have completed or are in
the process of completing a major land planning efforts that explicitly
recognize the impact that a transit station will have on the density and
mix of uses within a one half mile radius. The planning efforts have taken
many forms:
x A General Plan update that recognizes and incorporates the
principals of TOD (Arcadia).
x Station area specific plans (Duarte, Irwindale, Glendora, La Verne,
Pomona, Claremont, Montclair).
x Project-level Specific Plans (The Parks @ Station Square, Monrovia).
Metro’s 2015 Planning grants program shows that Foothill Gold Line cities
accounted for nearly $3 million of the $6.3 million in grant funding to study
the land use implications of transit oriented development. Irwindale is the
most recent recipient of a Metro planning grant for station area specific
planning.
Exhibit 10 on the following page shows the community planning efforts
along the Gold Line alignment.
In addition to community planning, many of the institutions along the Gold
Line alignment have undertaken campus planning efforts or implemented
policies that recognize the contribution of transit adjacency to institutional
land use. The following institutions have recently undertaken master
planning efforts that reflect proximity to light rail:
x
x
x
x
x
x
x
x
x
x

The Art Center
Huntington Hospital
Pasadena City College
City of Hope
Citrus College
Azusa Pacific University
University of La Verne
Fairplex, Pomona
Cal Poly Pomona
Pomona College and the Claremont Colleges
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Exhibit 10:
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Section 4: Real Estate Development and Investment to Date and
Proposed Projects
The Gold Line light rail system has only been operational since 2003, and
has already realized impressive levels of real estate development at each
of its station areas. This is all the more remarkable given two very
significant disruptions in the real estate development environment:
x A serious real estate recession that brought new investment and
project planning to a virtual halt for two to three years beginning in
late 2007;
x The early 2012 dissolution of redevelopment agencies, and the loss
of community investment tools that could have “primed the pump”
for TOD.
Existing and Proposed Development
The two exhibits which follow illustrate the enormous impact of the Foothill
Gold Line on community development. These tables illustrate real estate
development activity from 2003 to the present for areas within one-half
mile of the Gold Line stations.
Exhibit 11 illustrates the impact of existing development and shows that
over 8,500 housing units and more than 2.4 million square feet of
commercial development have already occurred, for a total estimated
private sector investment value of over $4.7 billion. Exhibit 12 shows some
examples of existing TOD projects along the Foothill Gold Line.
Exhibit 13 shows that there are many planned and proposed projects
currently in some stage of the development process. Nearly 4,000
additional housing units, 1.2 million square feet of commercial
development and almost $2.1 billion of private capital investment value
indicate a continuing interest in the evolution of transit station areas.
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Exhibit 11:

Existing Development at all Foothill Gold Line Stations
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Exhibit 12: Examples of Existing TOD Along the Foothill Gold Line
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Exhibit 13:

Proposed Development at all Foothill Gold Line Stations
WůĂŶŶĞĚĞǀĞůŽƉŵĞŶƚ
,ŽƵƐŝŶŐ

>K^E'>^^dd/KE^
ŚŝŶĂƚŽǁŶ
>ŝŶĐŽůŶ,ĞŝŐŚƚƐ
,ĞƌŝƚĂŐĞ^ƋƵĂƌĞ
^ŽƵƚŚǁĞƐƚDƵƐĞƵŵ
,ŝŐŚůĂŶĚWĂƌŬ
dŽƚĂůƐ

,ŽƵƐŝŶŐhŶŝƚƐ

,ŽƚĞůZŽŽŵƐ

KƚŚĞƌŽŵŵĞƌĐŝĂů^&

dŽƚĂů/ŶǀĞƐƚŵĞŶƚsĂůƵĞ

ϵϲϵ
Ͳ

Ͳ
Ͳ

ϵϱ͕ϬϬϬ
Ͳ

ϱϯ

Ͳ

Ͳ

ϰϱϳ͕ϲϱϯ͕ϳϴϴ
Ͳ
Ͳ
Ͳ
ϮϮ͕ϱϳϱ͕ϯϬϯ

ϭ͕ϬϮϮ

Ͳ

ϵϱ͕ϬϬϬ

ϰϴϬ͕ϮϮϵ͕Ϭϵϭ

Ͳ

Ͳ

Ͳ

Ͳ

Ͳ
Ͳ
ϰϳϱ
Ͳ
Ͳ
Ͳ

Ͳ
Ͳ
Ͳ
Ͳ
ϰϵϱ
Ͳ

ϭϭϰ͕ϯϬϬ
Ͳ
ϲϯϬ͕ϬϬϬ
Ͳ
Ͳ
Ͳ

ϯϴ͕ϱϯϱ͕ϵϱϱ
Ͳ
ϰϲϲ͕ϴϱϳ͕ϵϬϮ
Ͳ
ϭϲϲ͕ϰϳϵ͕ϭϬϳ
Ͳ

ϰϳϱ

ϰϵϱ

ϳϰϰ͕ϯϬϬ

ϲϳϭ͕ϴϳϮ͕ϵϲϰ

^Khd,W^E^dd/KE^
^ŽƵƚŚWĂƐĂĚĞŶĂ

W^E^dd/KE^
&ŝůůŵŽƌĞ
ĞůDĂƌ
DĞŵŽƌŝĂůWĂƌŬ
>ĂŬĞǀĞŶƵĞ
ůůĞŶǀĞŶƵĞ
^ŝĞƌƌĂDĂĚƌĞsŝůůĂ
dŽƚĂůƐ

W,^Ϯ^dd/KE^
ƌĐĂĚŝĂ
DŽŶƌŽǀŝĂ
ƵĂƌƚĞ
/ƌǁŝŶĚĂůĞ
ǌƵƐĂ

ϵϱ
Ϯϲϭ

ϮϭϬ
Ͳ

ϮϬϮ͕Ϯϭϱ
ϯϱ͕ϬϬϬ

ϳϰ

Ͳ

ϳϰ͕ϭϲϮ

ϭϱϳ͕ϵϲϭ͕ϱϮϭ
ϵϲ͕Ϯϲϰ͕ϬϭϬ
Ͳ
Ͳ
ϰϴ͕ϭϮϰ͕ϴϭϴ

dŽƚĂůƐ

ϰϯϬ

ϮϭϬ

ϯϭϭ͕ϯϳϳ

ϯϬϮ͕ϯϱϬ͕ϯϱϬ

ϰϴ
ϯ

Ͳ
Ͳ

Ͳ
Ͳ

ϴϯϭ
ϳϰ
ϴϲϳ

Ͳ
Ͳ
Ͳ

Ͳ
ϭϬ͕ϬϬϬ
Ͳ

ϭϱ͕ϲϯϬ͕ϵϵϭ
ϵϳϲ͕ϵϯϳ
Ͳ
ϮϳϬ͕ϲϭϭ͕ϱϮϲ
Ϯϳ͕ϰϮϬ͕ϴϱϰ
ϮϴϮ͕ϯϯϰ͕ϳϲϵ

ϭ͕ϴϮϯ

Ͳ

ϭϬ͕ϬϬϬ

ϱϵϲ͕ϵϳϱ͕Ϭϳϳ

ϭ͕ϰϵϳ

ϰϵϱ

ϴϯϵ͕ϯϬϬ

ϭ͕ϭϱϮ͕ϭϬϮ͕Ϭϱϱ

ϰϯϬ

ϮϭϬ

ϯϭϭ͕ϯϳϳ

ϯϬϮ͕ϯϱϬ͕ϯϱϬ

ϭ͕ϴϮϯ

Ͳ

ϭϬ͕ϬϬϬ

ϱϵϲ͕ϵϳϱ͕Ϭϳϳ

ϯ͕ϳϱϬ

ϳϬϱ

ϭ͕ϭϲϬ͕ϲϳϳ

Ϯ͕Ϭϱϭ͕ϰϮϳ͕ϰϴϮ

W,^Ϯ^dd/KE^
'ůĞŶĚŽƌĂ
^ĂŶŝŵĂƐ
>ĂsĞƌŶĞ
WŽŵŽŶĂ
ůĂƌĞŵŽŶƚ
DŽŶƚĐůĂŝƌ
dŽƚĂůƐ

dKd>W,^ϭ
dKd>W,^Ϯ
dKd>W,^Ϯ
dŽƚĂůƐ



Ϯϯ

Section 5: TOD Fiscal and Economic Impacts
The development along the Gold Line to date has occurred at virtually all
stations from Union Station to Montclair. The level of development near
the Phase 2 stations is particularly noteworthy because it has taken place,
in most cases, without the certainty that the light rail would reach the
nearby station.
The economic impact of TOD development consists of four components:
x
x
x
x

private investment,
construction job creation,
on-going job creation, and
annual impact on public revenues (fiscal impact).

Private investment results in two types of job creation: direct (the wages
paid for construction labor) and indirect/induced (the jobs resulting from
the demand for construction materials as well as the personal goods and
services purchased with construction wages). Investment in new
construction results in a one-time creation of jobs. The new office and
retail space houses permanent jobs, and the residents of new housing
units and/or the workers in new office or retail space create demand for
goods and services that also result in on-going job creation.
Exhibit 14 shows the economic and fiscal impact of the development to
date (existing and planned and proposed) along the entire Foothill Gold
Line from Union Station to Montclair.
Exhibit 15 shows the economic and fiscal impact of the total development
potential along the Phase 2A and Phase 2B stations, assuming the
development capacity study from the 2007 TOD study.
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Exhibit 14: Economic and Fiscal Impact of Existing and Proposed Development
at All Foothill Gold Line Stations
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Exhibit 15: Economic and Fiscal Impact of Potential Development
at Foothill Gold Line Stations from Arcadia to Montclair
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Section 6: TOD in Context
It has been nearly 14 years since the completion of the first phase of the
Gold Line, and less than a year from the opening of Phase 2A. While the
level of TOD development along the light rail line has been impressive, it is
important to realize that investment and development to date is truly the
“tip of the iceberg” in terms of the way that TOD will reshape the Gold Line
Foothill corridor communities.
The term TOD encompasses two concepts that are asynchronous: transit
and real estate development. Transit systems are long-term investments,
with success measured in decades. Real estate developments, on the other
hand, must demonstrate economic success within three to five years.
The earliest years of development adjacent to a transit system are the most
challenging. This is the period when cities often struggle to attract
developers to station areas, must convince the public of the benefits of a
mixed use and higher density, and struggle to fund the infrastructure that will
create walkable station-area environments. This is particularly true in
California, where many of the public financing tools available through
redevelopment are no longer an option.
There has been a huge cultural change in how people want to live. The
suburban dream of a single family house with a yard is less popular with a
younger generation that values mobility and flexibility. Social values about
environmental sustainability and the need to create housing that is more
affordable are additional pressures that increase the demand for more
higher quality high density housing, both for rent and for sale.
Finally, the impact of technology is literally reshaping the civic landscape.
The demand for office space is shrinking as many segments of the labor
force have the opportunity to work remotely from dense urban centers.
Retail transactions are more frequently taking place in a virtual environment
rather than in brick-and-mortar stores,
Metro areas that have more “mature” transit systems are finding that the
investment market understands the value proposition of transit adjacency.
Land prices around station areas have soared over time. The more mature
transit systems no longer struggle with the need to attract developers to TOD
areas, but rather with issues of inequality. Once transit is in place, how do
you make it possible for the residents who are transit dependent and less
affluent to remain in the neighborhoods they have long called home? The
beginning of this issue is already beginning to be seen - Highland Park is
struggling with the impact of gentrification and Pasadena is seeing infill
development with office incubators.
TOD in Southern California in general and in the San Gabriel Valley in
particular will continue to reshape the landscape, perhaps in ways we
cannot now imagine.
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APPENDIX A: STATION AREA DATA

The following pages provide a detailed breakdown by station of the
land development that has taken place since 2003 (or is currently
underway) within ½ mile of one of the Gold Line Stations from
Chinatown to Montclair.
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