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Stakeholder Interviews

STRENGTHS

 Strong sense of community

 Locally owned businesses that give back

 Good home value

 Diversity of shops: local and national

 Investments in parks and open spaces

 Access to education

 Freeway close: benefit to residents and visitors 



Stakeholder Interviews

CHALLENGES
 Cultural divides

 Cut-through traffic

 Appearance of businesses along Garvey Avenue

 Lack of neighborhood identity

 Limited housing options for lower-income households

 Loss of green space in higher-density neighborhoods

 Limited “new economy” jobs

 Aging streetscapes and infrastructure 



Stakeholder Interviews

OPPORTUNITIES

 Housing in/along Garvey Avenue and Corporate 

Center

 Tech or design corridor along Monterey Pass Road

 Partnerships with ELAC and CSULA

 Parking districts

 Atlantic Avenue as a mixed-use corridor

 Monterey Park as a tourist destination  



Community Survey

 In English, simple Chinese, and Spanish

 Paper and on-line

 Multiple choice and open-ended question

 229 responses to date

 Key questions:

What is your favorite place in Monterey Park? And why? 



Community Survey

What would you like to see more of in Monterey Park? (Choice of 3)
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Community Survey

What does Monterey Park look like in the future?



Cherry Blossom Festival

 Cherry Blossom Festival 

 April 27 & 28

 Land Use interactive boards

 Chinese/Spanish materials and 
translators available

 Large crowds with residents and 
visitors (nearly 500 responses)

 Residents: “Thanks for asking!”
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GPAC Work and Recommendations



GPAC Meeting #1, March 11

Vision for Monterey Park

 Sustainable development practices

 Improved mobility

 Attract people, investment, and ideas

 Employment centers

 Medical and high-tech clusters

 Quality development and urban design

 Live, work, play



GPAC Meeting #2, April 1

Overview of current conditions and trends

 Demographics and community profile

 Economic analysis

 Existing land use patterns

 Regional and environmental influence

 Preliminary market demand study



Economic Analysis

2017 GAFO Retail Sales per Capita

Note: GAFO = General Merchandise, Apparel, Furniture/Appliances, Other/Specialty
Source: California Dept of Tax and Fee Administration (CDTFA); U.S. Census Bureau; 
TNDG.
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Economic Analysis

2017 Restaurant Sales per Capita

Source: California Dept of Tax and Fee Administration (CDTFA); U.S. Census Bureau; 
TNDG.
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Economic Analysis

2017 Total Retail Sales per Capita

Source: California Dept of Tax and Fee Administration (CDTFA); U.S. Census Bureau; 
TNDG.
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Economic Analysis

Transient Occupancy Tax for Selected Areas

L.A. County
166

Monterey Park

167

Alhambra
443

Pasadena 198

Rosemead

189San Gabriel 182

0

50

100

150

200

250

300

350

400

450

500

2011 2014 2015 2016 2017

2011 = 100

Source: Dean Runyan and Associates, California Travel Impacts 2000-2017, May 2018.



Economic Analysis

Demand for Retail Development (2018-2040)

Existing Retail Space in City: 2,000,000

Potential Future Demand:
-- MP residents 500,000
-- Regional market 400,000
-- Future population growth 100,000

Total 1,000,000

Deduct: MP Marketplace (500,000)

Remaining Potential Demand: 500,000



Economic Analysis

Demand for Office Development (2018-2040)

Existing Office Space in Monterey Park: 2,800,000

Projected Demand for New Space in SGV: 3,800,000

Monterey Park Share of SGV Demand:
-- Baseline forecast 5%
-- Aggressive forecast 10%

Projected Demand for New Space, MP:
-- Baseline forecast 190,000
-- Aggressive forecast 380,000



Economic Analysis

Demand for Industrial Development (2018-2040)

Existing Industrial Space in Monterey Park: 1,900,000

Projected Demand for New Space in SGV: 18,800,000

Monterey Park Share of SGV Demand:
-- Baseline forecast 1%
-- Aggressive forecast 2%

Projected Demand for New Space, MP:
-- Baseline forecast 188,000
-- Aggressive forecast 376,000



Economic Analysis

Demand for Hotel Development (2018-2040)

Existing Hotel Rooms in Monterey Park
(includes 288 currently under construction): 849

Projected Net Demand for New Rooms in 
MP/Rosemead/Alhambra: 1,699

Monterey Park Share of 3-City Demand: 25-35%

Projected Demand for New Rooms, MP:
-- Conservative forecast 425
-- Aggressive forecast 595



Economic Analysis

Demand for Housing Development (2018-2040)

Total Existing Housing Units (2018): 21,179

Units Added, 2010-2018:
-- Total 329
-- Average Annual 41

Projected New Demand, 2018-2040:
-- Total 1,020
-- Average Annual 46



GPAC Meeting #2, April 1

Identified potential areas of change 

(Focus Areas)

1. Corporate Center
2. Corporate Place
3. East Garvey
4. Downtown Core
5. Downtown 

Perimeter
6. Mid Atlantic

7. Monterey Pass
8. North Atlantic
9. North Garfield 
10. Saturn Park
11. South Atlantic
12. South Garfield



Focus Areas



GPAC Meeting #3, April 15

Themes
 Allow higher development intensities than currently allowed by existing 

General Plan policies and zoning regulations 

 Encourage residential development throughout all Focus Areas

 Require that new development match existing character and context

 Particularly ensure building height is sensitive to surrounding residential 
neighborhoods 

 Ensure land use policies provide flexibility, today and over time

 Protect the existing character of single-family residential neighborhoods

 Build housing options to accommodate a wide range and variety of needs



GPAC Meeting #4, May 6 –
Draft Land Use Plan



GPAC Meeting #4, May 6 –
FAR and Height Map



GPAC Meeting #4, May 6
Focus Area Current GP FAR/Height Proposed GP FAR/Height

Corporate Center 2.0/100’ 4.0/125’
2.0/60’ (north end)

Corporate Place 0.60/40’ (commercial only) 1.0/50’ (added industrial)

Monterey Pass Road 0.65/zoning controls 0.65/35’

North Atlantic 2.0/75’ 2.0/75’

Mid Atlantic 0.75/50’
Mixed use

1.5/50’
Commercial only

South Atlantic 0.65/40’
No housing

0.65/40’
Housing overlay @60 du/ac, 50’

North Garfield 1.0/60’ 1.5/60’

Downtown Core 1.0/75’ 2.5/75’

Downtown Perimeter 0.65/55’ 1.5/50’

East Garvey 0.5/zoning controls
With housing 0.75

1.5/50’
Stand-alone residential okay on 

nonarterial streets

Saturn Park 0.60/40’
No housing

1.0/50’
With housing @30 du/ac, 45’

MarketPlace 0.5-2.0  based on lot size/50’ 0.65/35’



Scoping Meeting



Topics Covered in the Draft EIR

 Aesthetics

 Agricultural and Forestry 

Resources

 Air Quality

 Biological Resources 

 Cultural Resources

 Energy

 Geology and Soils 

 Greenhouse Gas Emissions

 Hazards and Hazardous 

Materials

 Hydrology and Water 

Quality

 Land Use and Planning

 Mineral Resources

 Noise

 Population and Housing

 Public Services

 Recreation

 Transportation

 Tribal Cultural Resources

 Utilities and Service Systems

 Wildfire



Next Steps



Next Steps

Phase I: May - November 2019

 Prepare Land Use Element

 Prepare EIR; EIR public review period

 Public hearings for the Land Use Element

 November ballot

Phase II: September 2019 – April 2020

 Prepare Circulation and Economic Development Elements

 Zoning code update to implement Land Use Element

 CEQA documentation

 Public hearings
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