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Happy Streets Plan

Abstract
The Happy Streets Plan for Covina, 
California, addresses concerns around 
economic and social prosperity, public 
health, and climate change. The plan 
focuses on making Covina’s streets 
and public domain a destination for 
locals and visitors by providing an 
environment designed for better public 
health and shared prosperity. 

Analysis
Covina’s key issues informing the Happy 
Streets Plan are the need for affordable 
housing in the state, its lack of tran-
sit-oriented development near its major 
public transit centers, heat island effect 
during extreme heat days, and how its 
built form forces people to rely heavily 
on vehicles for transportation needs. 
The key assets and opportunities are 
Covina’s great location central to the 
vast urban sprawl, abundance of off-
street parking lots, over-built roadways, 
existing public transit infrastructure, 
California’s high-speed rail project, and 
Covina’s rich visual identity stemming 
from its downtown, car-culture past, 
and local plant material.  

Community Concept
Informed by research into the assets, 
opportunities, and issues of Covina and 
the state of California as well as the 
nation, the community concept presents 
a vision statement to make Covina 
a destination for public health and 
shared prosperity. The topics of public 
health and shared prosperity greatly 
influenced three Happy Streets Goals. 

1) Density: Increase density and 
housing development at all scales 
and strategically locate mixed-use 
developments and public parks.

2) Pedestrian-First: Develop and 
promote multi-modal transportation 
in Covina improving health & 
connectivity between downtown and 
the surrounding neighborhoods.

3) Living Systems: Celebrate living 
systems along Second Street and 
expand ecological benefits to multi-
modal transit routes and public 
spaces.

Each goal is accompanied with 
objectives breaking down the goals 

into manageable sets of actions. 
The objectives involve physical 
implementations, programing, and 
policy changes which can make the 
streets of Covina a happier place to be. 

Spatial Design
The spatial designs illustrate the 
potential of the Happy Streets goals, and 
implementation of several objectives.  
Accessory Dwelling Units (ADU) are 
attainable for single family home 
owners to provide additional housing. 
High-density infill development 
is sensitively proposed to replace 
numerous parking lots in downtown. 
Second Street is re-imagined as a multi-
modal corridor for human circulation 
and increased investment. New park 
and pedestrian-first experiences show 
Covina as a destination to visit and live. 
Lawn conversions enhance the city’s 
identity while providing wildlife with 
corridors and pocket habitats. Increased 
tree canopy along transit routes makes 
the streets of Covina a hospitable and 
happy place. 





I Analysis
Introduction
Covina’s downtown along Citrus 
Avenue is vibrant and active, yet the 
surrounding suburban neighborhoods 
feel disconnected at the pedestrian 
scale. It’s no wonder, as these suburbs 
were hastily built for an auto-centric 
culture. Suburban sprawl was once an 
answer to the issues of urban lifestyles. 
Across the country, cities sprawled 
outward inspired by the invention of the 
automobile and supposedly unlimited 
resources. Cities like Covina need to 
evolve and densify or else they risk 
being left behind economically, socially, 
and environmentally. 

Covina can think big by making many 
small changes to make itself resilient. 
What is the city going to do to improve 
it’s wealth, to stay relevant and become 
a destination? How will the city address 
climate change to make it’s citizens feel 
comfortable in extreme weather? And 
what does the city plan to do about 
health issues and inequity? 

The auto-dependent models in the U.S. 
have exhausted resources and cash in 
all but the wealthiest communities. 
Cities that adapt with multiple modes 
of transportation and answer the 
questions above will stand to prosper as 
Americans want and need change.

1
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Context
Location

The city of Covina is located in Southern 
California on the east side of Los 
Angeles County. The city is composed 
of urban and suburban development 

and is part of the massive urban sprawl 
that connects Los Angeles (LA) to San 
Bernardino. The large flat alluvial plains 
around LA have largely been covered 
with urban development as humans 
continue to expand up into the foothills 
of the surrounding mountains. One side 
effect is fracturing and reducing wildlife 
habitat to the steep mountains around 
our human cities. 

California

Los Angeles County

1.2. Large habitat and urban sprawl map. The city of Covina California is situated in the Los Angeles basin between Downtown Los Angeles and San Bernardino. Source: Google Earth.

1.1. Key map.
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Topography 

The city of Covina is part of the San 
Gabriel River watershed which empties 
into the ocean in the city of Long Beach. 
Covina exists on an alluvial flood plain 
and features a slope between 1.5% to 
2.5% in most areas. The slight slope that 
sheds water to the south-west is almost 
unnoticeable to humans making the 
city feel flat. The land formations in the 
region allow prevailing winds from the 
Pacific Ocean to blow east, carrying the 
Los Angeles air pollution inland through 
Covina to San Bernardino and beyond. 

Biome 

Despite Covina’s proximity to desert 
climates, it is not a desert. Covina is 
considered a Mediterranean climate and 
is part of the chaparral, coastal scrub, 
and oak woodland plant regions. Plants 
in the area are drought tolerant to deal 
with the hot and dry summers. The 
plants of the regions often feature leaves 
that are hard and waxy, minimizing 
evaporation or silvery and light in color 
to reflect sunlight and heat.

City of Covina

3
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1.3.  Topographic map with 20’ elevation changes. Source: U.S. Geological Survey.

1.4. LA key map with San Gabriel River Watershed. 
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City of Covina Population 

 48,095
 
 
 

Median Household Income 

$70,780
 

 
 

Bachelor’s Degree or Higher 

25.9% 

 
 

Poverty 

9%

$

Population
The age groups in Covina suggest it’s 
a young family community because 
of high numbers of teenagers 
and adults ranging from 35 to 54. 
(Figure 1.6.) Covina struggles to 
retain young adults after they leave 
their parents homes. Young adults 
from 20 years old to 34 appear 
to be leaving for college or other 
opportunities. This graph also 

Sources: Profile of the City of Covina, 2019; U.S. Census 
American Community Survey, 2017; Nielsen Co.; California 
Department of Finance E-5, May 2018; CoreLogic/DataQuick; 
California Department of Education; and SCAG.

Hispanic population has 
grown on average 2% per 
year over the last 20 years

1.6. Population by age groups per city, county, state, and 
country. Source: US Census Bureau; AGE AND SEX Survey/
Program: American Community Survey, Product: 2019: 
ACS 5-Year Estimates.

1.5. Race + Ethnicity in Covina. Source: American 
Community Survey, 2019 5-Year Estimate.

suggests young professionals from 
across the US or immigrants are seeking 
opportunities in California, while older 
populations are leaving the state for 
better retirement options. 

55.4% 
Hispanic Population

29.8% 
White (only) 

9% 
Asian

3.4% 
African American 

2% 
Other

0.4% 
Native   
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Greenhouse Gas Emissions
According to CoolClimate.org the city 
of Covina on average produces more 
tons of CO2 per household in a year 
than LA County or California. (Figure 
1.7.) Included in the bar graph is a zip 
code of Los Angeles with high-density 
that produces less than half of Covina’s 
CO2 per household. Covina’s largest 
contribution to tons of CO2 per year 
is car fuel. (Figure 1.8.) For Covina 
to address its high CO2 and other 
greenhouse gas production it will need 
to focus on reducing use of car fuel. 

Pollution Burden
The scientific evaluation tool from 
California Office of Health Hazard 
Assessment (OEHHA), CalEnviroScreen, 

Average Household Tons CO₂eq/year

was used to identify environmental 
concerns and opportunities for the 
city of Covina. Concerns come from 
ozone, PM2.5, and toxic releases which 
scored high in their percentiles. This 
could be a contributing factor why 
Covina residents have above average 
asthma cases. Housing burden in 
Covina scored higher than surrounding 
neighborhoods. Drinking water in 
Covina did well, except for the south-
east portion doing poorly by scoring 
very high in the 97th percentile. (Figure 
1.9.) The water in these neighborhoods 
have high levels of arsenic, lead, and 
various other contaminates that could 

Air Travel

Car MFG

Car Fuel

City of Covina   .    .    .    .    .    60  
California .   .   .   .   .   .   .   58 
Los Angeles County  .   .   .   54 
Los Angeles zip code 90014 27

Tons CO₂eq/year

Travel  Home  Food  Goods  Services

be removed through better treatment. 
On the positive side, poverty is below 
average while cardiovascular disease 
is average compared to the state. Low 
traffic, scoring in the 38th percentile 
suggests road augmentation and 
narrowing roadways as an opportunity 
for the city. 

Nearly 1/3 of total 
household CO₂ is 
coming from Car 
Fuel alone.

1.8. Covina’s tons of CO₂eq/year per household 
generated from travel.

1.9. Covina drinking water pollution percentile scores.

1.7. Annual CO2 generated per household in Covina broken down into source topics.

37% 46%-83%

97%



Households owning at least 1 Car 
95%

 
Population Drives or  

Carpools to Work 

91%

 
Uses Other Modes of Transit 

9%

 
Covina’s Population Density 

Per Square Mile 
6,646

I Analysis

safe sidewalks, slow moving cars, 
interesting architecture, and canopy 
cover. If the streets around Citrus 
Avenue were just as active, safe, and 
pleasing the walk-score would  
be higher. 

Public Transportation
A vital yet underused piece of 
infrastructure is the Covina Train 
station on Citrus Avenue. This 
Metrolink station connects Covina to 
LA Union Station and San Bernardino 
Depot. The station parking lots are 
near empty as ridership is low. The 
Foothill Transit bus system also 
experiences similar low ridership. 
Both these public transportation 
options will be vital for reducing 
Covina’s carbon footprint per 
household. Increasing ridership on 
these systems will rely on improving 
the pedestrian experiences and 
making the public transportation 
options better, cheaper, and even 
faster than the automobile option. 
Foothill Transit has the ability to offer 
free rides, as only 3% of their 2021 
budget of $196,802,555 is generated 
by ride fares.

Automobiles 
Car use in the city of Covina and the 
Southern California region is a must 
for most. The mean travel time to 
work for Covina residents is 35.5 
minutes, suggesting that most travel 
far outside the city to work. The 
distances between trips to home, 
work, and commercial spaces is 
typically too far or time consuming 
to make without a car. Covina’s 
average population density is 6,646 
people per square mile, but ranges 
from 4,200 people per square mile 
in zip code 91724 to 8,330 people 
per square mile in zip code 91722. 
The population density is relatively 
low compared to those of more 
walkable developed communities. 
Urban density is achieved at 10,000 
people per square mile. Covina’s 
population density combined with 
the built environment results in 
Covina’s poor walkability walk-score 
of 57. Its important to note the 
downtown zip code 91723 has a 
lively pedestrian atmosphere giving 
it the best walk-score of the city 
at 68. This means stores, services, 
and dining are typically located less 
than 100 feet from each other with 

Sources: Profile of the City of Covina, 2019; U.S. Census 
American Community Survey, 2017; Nielsen Co.; California 
Department of Finance E-5, May 2018; CoreLogic/DataQuick; 
California Department of Education; and SCAG. World 
Population Review ; Covina, California Population 2021.
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the state away from an auto-centric 
culture, intersections should more 
accurately graded for “walkabaility”, 
not for “traffic”. Second Street, despite 
its five lanes of roadway, bike lanes, “A” 
intersections, and plenty of parking, 
sees less users than the slow two-lane 
Citrus Avenue. (Figures 1.11. & 1.12.) 
Second Street is used as a bypass to 
Citrus, but it’s unnecessary based on its 
number of users and location. Barranca 
Street to the east is less than a half 
mile away and is all that is needed for a 
vehicle bypass route. Converting Second 
Street into a narrower multi-modal 
transit route can improve the use value 
of the street making it an asset for 
development, housing, and business. 

Traffic
CalEnviroScreen rated Covina’s traffic 
in the 35th percentile meaning traffic 
is not an issue for Covina. Even though 
traffic is not an issue, the overbuilt 
roadways are problematic. Wide asphalt 
roads allow traffic to pass through 
Covina, but do little to encourage the 
valuable acts of stopping, shopping, 
and safe speeds. Covina’s Town Center 
Plan did an environmental impact 
report and a traffic study for the 
major intersections. (Figure 1.10.) 
According to the traffic reports, the 
intersections 1 & 3, along Citrus Avenue 
that were best for walkability scored a 
“B” grade and the other intersections 
pedestrians avoid scored an “A”. As 
California projects and policies move 
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1.12. Drivers enjoy cruising on Citrus Avenue. 1.11. Second Street is underused.

1.10. Covina’s major downtown intersections 
used in the traffic study.
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Land Use

In Downtown Covina, nearly half of 
the landscape is dedicated to off-street 
parking lots. Parking lots account for 
more than any other land use type. 
(Figure 1.13.) An abundance of parking 
lots is ugly and reduces walkability. 
There’s nothing attractive or enjoyable 
about crossing a sea of cars or hot 
asphalt expanse except getting out of 
the parking lots as soon as possible. The 
Food Art Industrial Residential (F.A.I.R.) 
District has been created along the 
train tracks and is identified in Covina’s 
General Plan as a neighborhood for 
mixed-use and redevelopment. 

Tree Canopy
Using iTree Landscape data to compare 
Downtown Covina to Claremont Village, 
tree canopy in Covina averages 7.15% 
of ground coverage while Claremont 
averages 13.13%. (Figures 1.14. & 
1.15.) With nearly twice as much tree 
canopy and considerably fewer surface 
parking lots, the pedestrian experience 
of Claremont Village is noticeably 
more comfortable on warm days when 
compared to Downtown Covina.

1.13. SE Axonometric of Downtown Covina. Yellow represents how parking lots dominate downtown Covina limiting the city’s 
potential and prevents good walkability. A portion of the F.A.I.R. District is indicated as a prime location for re-development. 

Citrus Avenue

Second Street

1.14. iTree Map Covina Tree Canopy. 1.15. iTree Map Claremont Tree Canopy.

San Bernardino Road

Badillo Street

01/2 Mile01/2 Mile

F.A.I.R District

Downtown Covina Claremont Village
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Sources: Department of Public Helth; 2018 
City and Community Health Profiles for Covina. 
BESTPLACES.net; Covina.

Housing Burden 
1/3 of Income 
46%

 
Severe Housing Burden 

1/2 of Income 

19%

 
Average Rain Fall 

18”

 
Climate BESTPLACE  

Comfort Index 
9.1/10

Housing Burden
According to the 2018 City and 
Community Health Profiles for Covina 
put out by the Department of Public 
Health, 46% of households are housing 
burdened, while 19% of Covina 
households are severely housing 
burdened. To be housing burdened 
means 1/3 of total household income 
goes to the cost of providing housing. 
Severe housing burden means 1/2 of 
household incomes goes to the cost of 
providing housing.

Homelessness 
Homlessness is a poorly addressed issue 
in the region. According to San Gabriel 
Valley Tribune the homeless population 
in Covina rose in 2019 by 86%. The 
Legislative Analysis Office (LAO) 
reported in January 2020 Los Angeles 
County has over 66,000 homeless with a 
near 13% increase from 2019. 

Climate
The climate in the region is one of 
the most comfortable in the country. 
BESTPLACE rates Covina a 9.1/10 
with the best months to visit being 
May, June, and October. Winters are 
mild with an average rain fall of 18 
inches. Covina experiences warm 
summers with extreme heat days of 
temperatures 100+oF. Warm days lead 
to comfortable warm summer nights. 
Cal-adapt.org models project the future 
climate of Covina to have extreme heat 
days averaging 19 days per year with 
heatwaves lasting up to six days. As the 
summers get warmer, energy efficiency, 
tree canopy, and nighttime lighting will 
become more important.



1.16. Map: U.S. Geological Survey.
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Map of Covina

This detailed map from the U.S. 
Geological Survey (USGS) provides 
information about the area of study. 
It can be used as reference for street 
names, intersections, waterways,  
and topography.



01/2 Mile1 Mile
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Experience

Pedestrian Scale
The six images on this page 
communicate the strengths of Covina. 
Historic buildings along Citrus Avenue 
in downtown exit directly onto the 
sidewalks creating an active pedestrian 
environment. The streets are filled 

with historic and unique architecture 
from homes to commercial and 
industrial buildings. Building materials 
are reminiscent of a time when 
craftsmanship was more human in 
scale. In addition each historic building 
is separate and unique to the one next 
door offering variety and complexity.

1.18. Historic Buildings.

1.17. Walkable Downtown. 1.19. Newly Redeveloped Public Transit.

1.20. Covina Park. 1.22. Sensory pleasing pedestrian paths.

1.21. High level of detail and architecture diversity.
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13Automobile Scale
The phenomenon of variety at 
the pedestrian scale is something 
contemporary architecture and 
industrial materials struggle to offer as 
the images on this page illustrate. Much 
of the built environment in Covina is 

designed to serve drivers careening down 
straight-aways at 60 feet per second and 
their parking needs. It’s clear the newest 
developments in downtown are aware 
of this and have adapted designs to once 
again make pedestrians feel welcomed 
and comfortable. There is also a unique 
collection of signage throughout the 

region designed to be seen from the 
automobile. Iconic signs throughout 
Covina act as landmarks and give 
the city its own identity. Even as the 
state of California moves away from 
an automobile dominated culture, 
restoring and pulling inspiration from 
such signage can offer a local nostalgia.

1.24. New mixed-use development.

1.23. Auto dominated Second Street. 1.25. Unattractive parking lots.

1.28. Abandoned landmarks.1.26. Iconic signage from automobile era.

1.27. Borrowed view of San Gabriel Mountains.
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Stage of Romance 
Cal Poly Pomona’s Master of Landscape 
Architecture design process is based 
on the design processes and methods 
made popular by Professor John T. Lyle. 
The students begin with the stage of 
romance, inception phase. Each student 
creates a work of art capturing the 
essence or a phenomenon of their site. 
After exploring local streets and paths, 
chasing water channels, and interacting 
with locals, I realized Covina’s unique 
downtown form is what sets it apart 
from surrounding neighborhoods and 
cities. Downtown Covina was largely 
built at the turn of the 20th century 
before the presence of the automobile. 
Since the domination of automobiles, 
Covina’s former citrus groves have 
become suburban communities heavily 
designed around America’s auto-centric 
lifestyle. 

For my stage of romance piece, I created 
a pop-up book about downtown Covina. 
The first pop-up of trees references the 
historic citrus groves and the citrus 
industry putting the city on the map 
attracting the Southern Pacific Railroad 
to extend services through Covina. 
(Figure 1.29.) The second pop-up 
captures downtown’s form and scale 

along Citrus Avenue as the historic 
buildings kiss the street exiting onto the 
sidewalks. (Figure 1.30.) The last pop-
up conveys the function of pedestrian 
life along Citrus Avenue. (Figure 1.31.)

Today, Covina’s historic downtown form 
remains strong as it stands as a symbol 
of tested and proven power. The dense 
well-connected form of downtown 
allowed it to be resilient through the 
last 100 years of change. Thanks to 
Chuck Marohn, the founder of Strong 
Towns, as his work proves communities 
focused on mixed-use and walkable 
neighborhoods can become socially, 
economically, and environmentally 
sustainable.  Since downtown was 
built before the automobile it already 
possesses many of the key qualities 
needed. It is the practical model to 
move forward with if we are to 
address California’s goals of 
improved public health, 
ecological benefits, 
greenhouse gas 
reduction, 
and shared 
prosperity.

1.31. Stage or Romance Covina Pop-Up Book.

1.30.

1.29.
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We will also understand why the major 
intersection with shopping centers has 
poor walkability. (Figure 1.32.) The 
shopping centers are less than 1/4 mile 
away from each other and yet people 
prefer not to walk. These centers are 
typically accessed by unpleasant wide 
five and six lane roads of cars traveling 
45mph. The cul-de-sac suburbs next 
door eliminate any opportunity for a 
tight network of streets, intersections, 
and stores. A community of hundreds 
of houses may only have two or three 
access points. Also, a house less than 
100 feet from a big box store can be up 
to a 1/4 mile away when confined to 

Figure Ground Study
Comparing downtown Covina to 
a nearby major intersection with 
shopping centers we can better 
understand what elements help 
or hinder making an environment 
walkable. The downtown model makes 
many points of connection with easy 
to cross roadways that prioritize 
pedestrians. (Figure 1.32.) Downtown 
features a tight web of small or narrow 
streets, intersections, and mixed-use 
buildings allowing pedestrians to use the 
sidewalks as their main path of travel. 
This study also illustrates that downtown 
has many underdeveloped ground areas 
where additional pedestrian oriented 
development can occur.

the network of streets. The entrances 
to the stores are held off the streets by 
large, ugly, asphalt parking lots with 
roaming cars. To go from the grocery 
store to the pharmacy just caddy 
corner, a person would have to cross 
two large parking lots and twelve lanes 
of speeding traffic. 

Streets

Ground

Buildings

Major Intersection

Gr
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d 
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Badillo st

Downtown Model

Ci
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1.32. Figure Ground Study. Relationship of buildings to the streets and ground plane. Comparison of downtown Covina 
to suburban sprawl and big-box stores. Source: SnazzyMaps. 01/8 Mile1/4 Mile
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Industrial

Residential Single Family

Imageability Model

An analysis method of Kevin Lynch is 
the imageability map. The imageability 
map analysis accesses the conceptual 
understanding of a city by having a 
person or persons attempt to draw out 
that map based on their memory of it. 

After my initial hand drawn map, I built 
this model with the computer using 
additional data. (Figure 1.33.) Further 
informing the original model helped 
me to better understand the network of 
pathways and their relationships to the 
other four city elements. 

By building this model I learned how 
key elements give Covina its identity. 
The first thing added to the imagibility 
map and the most important in my mind 
was the north-south line that represents   
Citrus Avenue. Citrus Avenue is the 
center of downtown and has been for 
over 100 years. Next, I represented the 
beginning and end of downtown by 
adding the cross streets of Badillo Street 
and San Bernardino Road. Downtown is 
encircled and represented by the blue 
area. The aged downtown area is home 

to beautiful and historic landmarks. 
Covina’s strong core is surrounded with 
various residential and commercial 
neighborhoods. Once leaving downtown 
Covina’s major intersections became 
challenging to remember and 
differentiate one from another as they 
all feel and look similar. In Covina you’ll 
constantly be asking yourself, which 
intersection has the hamburger joint and 
which one has the burritos?

Park

School

Gr
an

d 
Av

e.

1.33. Imageability Model based on Kevin Lynch’s methods. 
One example of how a person would draw the City of Covina 
based on memory and assisted graphics.
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Covina Park 
• Large Park 
• Event Facilities 
• Sport Courts 
• Children’s Play Structure 
• Workout Equipment 
• Band Stand 
• Public Pool 
• Skating Rink 

Civic Center Park 
• Large Plaza 
• Covina History Garden 
• Performance Stage 
• Lawn  
• Seating Area 

Kelby Park 
• Large Lawn 
• Children’s Play Structure 
• Community Center

Kahler Russell Park 
• Open Creek Habitat 
• Children’s Play Structure 
• Large Lawn 
• Sport Courts

Legend 
       Parks 
        School Lawns 
        Water Ways 
        City of Covina

0.7 Miles
0.7 Miles

1.34. City of Covina park analysis map.

Park Experiences
Covina has a strong network of public 
parks. Covina Park is a large park on the 
west side of downtown with multiple 
sport and event facilities. Civic Center 
Park is on Citrus Avenue in the heart of 
downtown and hosts a farmers market 
every Friday. Most of the parks are 
within walking distance to each other.

0.8 Miles

0.8 Miles

01/2 Mile1 Mile
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Habitat Areas

Covina was not developed with much 
thought about habitat connectivity. 
Kahler Russell Park in the city of Covina 
is the exception to this. This park 
features a soft bottom portion of the 
Charter Oak Creek and is home to a 
happy community of plants that enjoy 

Cal Poly Pomona 4mi

Walnut Creek Community Regional Park

San Jose Hills 3mi

Mt. SAC Wildlife Sanctuary 4mi

Santa Fe Dam Recreation Area 3.5mi

Angeles National Forest 4.25 mi

Kahler Russell Park 1.2mi

South Hills 3mi

Downtown Covina

Walnut Creek 1.33mi

the riparian habitat. This park and the 
last soft bottom portion of the Walnut 
Creek are the closest clear evidence 
of local habitats for native plants 
and animals. Other potential habitat 
connections are plant assemblages 
found in local parks and on private 
residential property. Even though the 
connections are not as strong, small 

pocket habitats provide opportunities 
for species to better coexist in the 
urban and suburban environments. 
Stressing Covina’s importance to habitat 
connection is acknowledging its location 
between the large habitat areas of 
Angeles National Forest and San Jose 
Hills making Covina a stopover for  
wildlife traveling between the habitats.

1.35. Birdseye view of small patch habitats in the region. Source: Google Earth.



I Analysis

Assets &  
Opportunities
Location
Covina’s great location centered in 
the San Gabriel Valley makes it ideal 
to prosper. With Los Angeles to the 
west, Orange County to the south and 
San Bernardino to the east, Covina is 
centrally located. When you look at 
transportation options Covina is  
already better connected than its  
local neighbors. 

public transit options experience low 
ridership at present. Increasing Covina’s 
number of riders on these options will 
bring opportunities and revenue to the 
city as a whole and more importantly to 
the neighborhoods in closest proximity. 
The cities closest to Los Angeles have 
been expanding their transportation 
options making public transit a growing 
opportunity for other local  
suburban cities.

High-Speed Rail
California’s largest infrastructure 
project of the high-speed rail line 
is another piece of the public 
transportation system the city needs 
to take into consideration. According 
to California High-Speed Rail Authority 
Phase I of the project will locate a stop 
at LA’s Union Station, which is currently 
connected to Covina by the Metrolink. 
Phase II of the project will locate a high-
speed rail station in the city of West 
Covina just four miles to the southwest. 
These are all important points of 
connection that will benefit Covina. 

Land Uses
Single family and mixed-use districts 
like Food, Art, Industrial, & Residential 
(F.A.I.R.) and Transit Oriented 
Development (TOD) hold power to 
increase the number of housing units 
and affordable housing units. Mixed-
use neighborhoods are also the best 
opportunity to improve walkability 
through higher density and multi-modal 

1.36. Sidewalk view of Foothill Transit Bus Station.

1.37. Vintage Walk 3-Story TOD Apartment Complex.

1.38. Maintenance road along water channels.

transportation.  Water channels with 
gated off maintenance roads can easily 
be converted into pedestrian and cycling 

Public Transit
The city’s major transit hubs of the 
Covina Transit Center (Bus Station) and 
Covina Station (Metro Link Station) 
are clear indicators to how much more 
growth it can experience. These large 
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paths to provide better connectivity and 
healthy transportation opportunities.

Law Changes & Building Codes
The state of California is changing 
regulations to assist with addressing 
the housing crisis and issues of urban 
sprawl. Localities could also make 
changes and exceptions to their own 
codes to improve human habitat. 

Over-Built Roadways
Second Street is one of many over-built 
roadways Covina that could turn into a 
multi-modal transportation asset. With 
low vehicle use, Second Street’s five 
lanes see less vehicles than the two-lane 
Citrus Avenue just one block over. 

Climate

The climate in Covina is comfortable 
most of the year allowing for an 
abundance of outdoor experiences. The 

exception is hot summers with extreme 
heat days that encourage people to stay 
in air-conditioned spaces. Once the 
heat of the day passes, Covina’s warm 
summer nights are an opportunity for 
residents to escape to the public realm.  

Underdeveloped Lots
Abandoned and underdeveloped lots 
are opportunities for new development 
and mixed-use. An overbuilt land usage 
is off street parking lots. Developing 
the prime edges of parking lots into 
low-rise, mixed-use buildings will make 
Covina more walkable while providing 
additional housing and increasing city 
revenue in a sustainable way. Moving 
parking onto the streets and in parking 
structures will improve walkability 
while increasing city revenue. Currently 
“Safe Parking” is a growing opportunity 
for Californians who need shelter and 
have a job, but do not make enough 

money to afford the high cost of 
housing. Safe parking makes use of vital 
parking spots for valuable community 
members that need a safe place to sleep 
in their car. 

Living Systems
Covina’s urban development has 
largely been built without including the 
benefits of living systems. Converting 
impervious surfaces into pervious 
surfaces and bioswales will filter and 
allow valuable runoff to infiltrate into 
the San Gabriel Valley groundwater 
basin. Increasing tree canopy to shade 
streets and buildings will filter toxins 
out of the air and water, reduce energy 
costs, sequester carbon, and combat the 
heat island effects of sprawl.

Existing Green Spaces and 
Lawns
Converting lawn areas throughout 
Covina can dramatically improve habitat 
connectivity. Calling upon public spaces 
with lawns like schools and parks 
and private residential yards to adopt 
chaparral, coastal scrubs, and woodland 
plant materials will improve wildlife 
habitat and the city’s connection to  
the region. 

1.39. Second Street is an underused asset.

1.40. Old Clippinger car lot on prime real estate  
in downtown.



younger generations flock to cities. 
Covina offers limited experiences and 
simply is not attractive for college-aged 
students and young professionals. 
Additionally, the abundance of single 
family homes are hard to maintain 
for the elderly as they seek to spend 
their retirement and savings in more 
affordable states. Accessory Dwelling 
Units (ADU) can make it possible for 
elderly to age-in-place while they rent 
out their single family homes.

Heat Island
Climate in Covina is comfortable most 
of the year until the high heat days of 
summer. When people should be outside 
enjoying summer they are typically 
found indoors with the AC on. Climate 
estimates suggest longer and hotter 
heatwaves in the future. Covina’s lack 
of tree canopy and living systems do 
little to combat the heat island effect. 
Improving tree canopy in Covina to 
shade the ground and buildings, and 
increase evapotranspiration in the area, 
will cool Covina’s environment. 

I Analysis

Issues
California Housing Crisis
This state-wide crisis needs to be 
addressed at the local level. If Covina 
can reach its Regional Housing Needs 
Assessment (RHNA) goal of 1,910 
new housing units between now 
and 2029 and do it in a resilient way, 
Covina stands to prosper. Cities are 
all competing with each other for 
residents, talent, and valuable tax 
revenue. The city of Covina needs to go 
about building new units intelligently 
by coupling housing development with 
desirable human habitat that will attract 
residents, talent, and taxes. 

Missing Experiences
Covina is missing the key park 
experiences of a skate park, off leash 
dog park, and a community garden. 
Action sport teenagers need to be 
driven by their parents and guardians 
to neighboring cities to find outlets for 
their energy and stress. Besides the bar 

experiences in Covina, there is not much 
variety of nightlife or good late night 
public spaces for residents.

Neighboring Cities
There is a lack of experiences offered 
by Covina as neighboring cities attract 
revenue and tax dollars by offering more 
attractive pedestrian shopping and 
dining experiences.

Missing age groups
Public and private art in the city is 
limited, a message to the youth that 
younger generations will have less 
desire to live in Covina. Scarce art 
suggests there’s a lack of vibrancy in the 
culture — the type of vibrancy for which 

1.41. Downtown nightlife along Citrus Avenue.
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Transportation Experiences 
The car experience dominates Covina’s 
landscape. Designing for the car has left 
the streets of Covina looking neglected. 
(Figure 1.42.) Five lanes for traffic, 
ample parking with poorly curated 
pedestrian experiences maintain much 
of Covina as a place people would 
rather drive through than stop in. 
Improving the pedestrian experience 

and increasing public transportation 
ridership will in turn benefit local 
business through increased sales  
and revenue.

Car Dependency
The invention of the automobile led 
to the rapid development of suburbia. 
Suburbia, once thought of as the cure 
for city and urban issues, has created 

1.42. East Rowland Street facing west.

a whole other crisis in America. Health 
issues, inequality, and un-walkable 
neighborhoods stem from the invention 
of the automobile. The figure on the next 
page compares the issues and effects of 
automobiles and sprawl.



Health Issues
• Increased miles driven & drive times 

• High quantities of air pollution and 
greenhouse gases from vehicles and single  
family homes

• Sedentary life styles, stuck at home due to 
car-dependency 

• Heat Island 

• Storm water runoff. Estimated 15% of 
rainfall in suburbs is lost to runoff in 
streams compared to 4% in undeveloped 
grass lands

• Automotive & pedestrian accidents
• High waste per household 

Inequality Issues
• Loss of “Social Capital”  

• Concentration of poverty  

• Driving costs are estimated to be  
$0.61 per mile 

• Single family homes
• Less tax revenue 
• High service costs 

• High cost of “Free Parking” 

• Children grow and move away to a more 
desirable human habitat

Effects
• Increased health risks of back pain, 

cardiovascular disease, & stress
• Climate change and respiratory issues  

 

• Inactivity, cardiovascular disease, and 
obesity

• Urban and suburban areas on warm days 
can be 6°-8° F warmer 

• Worse water quality and quantity due to 
less ground water recharge 
 

• Damage, bodily injuries, and fatalities
• Additional greenhouse gas production 

Effects
• Erosion of civic engagement and  

mutual trust; racism and prejudice
• Increased violence and higher chances of 

eventual displacement
• Automobiles on average cost 20% of the 

owners income
• Increased consumption and utility costs 
• Cities are strapped for cash
• High road and utility maintenance costs; 

putting future generations in debt
• Non-drivers have been forced to subsidize 

“Free Parking” and the driver experience
• “Empty Nester” parents are left maintaining 

a large home and yard, risk of leaving 
community

Negatives of Automobiles & Suburban Sprawl
I Analysis

1.43. Illustration of the negatives of automobiles and sprawl.Adapted from: Howard Frumkin’s, Urban Sprawl and Public Health, & Jeff Speck’s, Walkable City Rules; 101 
Steps to Making Better Places. “Free Parking” is a concept from Donald Shoup.
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threats to water quantity and quality, 
and growing urban heat island effects. 
This all equates to environmental and 
public health issues. 

Health
As density and walkability of 
neighborhoods decrease, the miles 
driven on average increases. There’s 
a strong correlation between miles 
a community drives and their 
health. Meaning the more miles a 
community drives the more at risk 
that community will be to have health 
issues. Sedentary lifestyles is a risk 
factor for cardiovascular disease, 
stroke, and mortality, while physical 
activity prolongs life. More walkable 
communities are slimmer, combating 
obesity while experiencing less 
healthcare costs. Walkable communities 
also experience fewer deaths as cars are 
responsible for more than 40,000 US 
deaths annually. 

Wealth and Equity
Car culture simply does not pay. A 
dense, walkable community will 
experience property values worth 150% 

more than less walkable communities. 
Once a denser human habitat is built, 
the community will have a stronger 
economy while also attracting the 
talent of the creative class who desires 
urban cores. Drivers used to pay 10% 
of their income for transportation 
but are now paying 20% on average. 
Driving communities are paying more 
for automobiles and getting less out 
of the deal. This raises concerns about 
equality as the poor are being forced 
into suburbs where they have to pay  
to drive. 

A dense urban environment levels 
the playing field for all community 
members improving equal opportunity. 
Increasing the options to bike and take 
public transit can better serve poor and 
minority users. Disabled individuals 
who have trouble seeing, hearing, or 
need to roll, seek walkable communities. 
Multi-modal transportation and 
walkability also improve child 
independence while keeping seniors 
at a high functionality. Covina stands 
to benefit greatly from a denser more 
walkable community.   

Addressing health benefits and equal 
opportunities relies heavily on the 
built environment.  I found support 
for these topics by referencing the 
works of researcher Howard Frumkin 
and city planner Jeff Speck. Their 
works highlight how overarching 
issues of health and equity stem from 
a reliance on automobiles. The Happy 
Streets Plan will improve multi-modal 
transportation systems and reduce the 
need to drive. The less a community 
drives the more they’ll benefit from 
better health and equal opportunity. 

Automobiles
Transportation advances made 
suburbs possible in the 1800s but the 
introduction of the automobile allowed 
the development of suburbs and urban 
sprawl to get out of control. Our heavy 
reliance on automobiles and driving 
has lead to issues and effects outlined 
on the previous page. The main ones 
being air pollution and greenhouse 
gas production, automobile crashes, 
pedestrian injuries, and fatalities. 
Additionally, sprawl has caused 
sedentary lifestyles due to inactivity, 

Conclusion
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Happy Streets is about transforming 
Covina’s public domain into a human-
oriented environment. It intends to 
get people to return to the streets for 
their enjoyment and general activity. 
The streets are not for cars alone, yet 
we have allowed our streets to become 
dominated by the invention of the 
automobile. The cities that are doing 
best were not built for the automobile, 
so it’s important we stop building 
auto-centric models. The Happy Streets 
Plan intends to reclaim the valuable 
and overlooked land uses of over-built 

roadways and under-developed lots to 
design an environment for walkability. 
As humans, it’s important we walk and 
socialize with others daily. Maximizing 
the function of American streets means 
reducing our use of automobiles 
and imploring the use of public 
transit, cycling, and walking. Active 
transportation is a key to improving 
our physical health which will also 
lead to more social interactions and 
improvement of our social capital. We 
have been down the road of an auto-
centric culture and followed the illusion 

that life is better with cars, but it’s not. 
It won’t be doctors and corporations 
that make us healthy and happy, it will 
be designers and the built environment 
that bring about true happiness and 
equality. Taking back our streets from 
the automobiles and giving it to the 
people is the sustainable and resilient 
way to develop a city while making the 
streets a happy place.

II Community Concept

Introduction



II Community Concept

The Happy Streets Plan will expand the heart of downtown 
Covina with mixed-use development and stimulate healthy, 
active transportation with complete streets and an 
environment built for equal opportunity. 

Vision Statement
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Health Benefits
• Active transit reduces risk of health 

issues
• Improved air and water quality
• Reduced pollution and waste per 

house hold
• Fewer pedestrian injuries  

and deaths
• Less auto fatalities
• Cooling & reduced heat island
• Improved mental health

Equity & Wealth
• Shared prosperity among youth, 

elderly, disabled, minorities
• Increased property values
• Lower utility costs per house hold
• Mid-rise mixed-use developments 

can generate 13x the tax revenue 
and 12x the jobs of suburbs and 
their big box stores

• “Social Capital” like civic 
engagement and mutual trust

• Greater mobility and freedom with 
inexpensive transit options

• Lower healthcare costs
• Habitat connectivity 

Benefits of Density, Pedestrian-First, & Living Systems

2.1. Illustration of the positives of density, pedestrian-first, and living systems.
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Increase density and housing development at 
all scales and strategically locate mixed-use 
developments and public parks.

Densify the use of land 
within a 1/2 mile of bus and 
train stations.
- Redevelop available land within 
1/2 mile zones with medium 
and high density residential, and 
commercial uses.

- Incentivise Accessory Dwelling 
Units (ADU’s) within 1/2 mile zone 
through rebates and loans.

- Narrow streets to calm traffic.

- Update zoning to encourage 
multifamily and mixed-use 
development.

- Raise the maximum building 
height to 5 stories.

-Build 75% (1,433 units) of 
the Regional Housing Needs 
Assessment (RHNA) 1,910 units, 
within 1/2 mile of public transit.

- Eliminate parking requirements 
and establish a maximum limit.

- Get rid of the “no overnight street 
parking” law.

- Increase on street parking through 
angled parking.

Objective I

Public Transit 
ADU’s
High-Density/Mixed-use
Development Opportunity
Park Potential

Legend
Density

San Bernardino
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Covina

Goal I : Density

1/2 Mile

2.2. Goal I: Map of density projects. Source: Google Earth.
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Increasing ridership on public transit 
will rely on locating new housing units 
and commercial spaces within a 1/2 
mile of transit lines.  Removing barriers 
to development and increasing density 
will allow for a walkable human habitat 
to take shape. Reducing the distance 
between home, work, commercial 
spaces, and pleasure will greatly reduce 
carbon production and improve public 
health and equity.

The Happy Streets Plan includes land-
use and development strategies, which 
work symbiotically with public domain 
designs to propose a complex walkable 
human habitat. To improve walkability, 
distances between homes and 
commercial spaces need to be under 
one mile. This can be accomplished by 
establishing a denser centralized city 
core around public transit stations. 
Building more densely within a 1/2 mile 
radius of transit stations will increase 
the opportunities for more residents 
to walk or bike to their destinations, 
because the destinations will be less 
than one mile away. In order to build 
more densely, Covina will need to 
update zones, increase building heights, 
eliminate parking requirements for 
new buildings, and allow overnight 
parking on the street. A major benefit 
of high-density housing units will be 
increased property taxes per acre that 
can be used to improve services and for 
maintenance.

Establishing more small businesses in 
downtown Covina can reduce residents’ 
need to commute long distances for 
work. Those same businesses would 
play a role in creating a tight, walkable 
city network for pedestrian activity. 
Live/work units and incubator spaces 
can balance out the population by 
attracting young professionals and 
entrepreneurs. 

Diversify public parks 
improving experiences for 
all users and age groups.
- Build an off-leash dog park to 
serve local residents.

- Erect a skate park for the youth.

- Establish a community garden 
near public transit and high-density 
housing.

- Create a safe overnight mini-
mobile home lot for community 
members living out of their car.

Expand street-level 
commercial activity along 
vital pedestrian corridors in 
the downtown.
- Provide space for essential 
services of downtown residents 
and commuters (e.g. child care, food 
markets, drug stores, restaurants).

- Support space for local artisans 
which may include live/work units.

- Develop business and non-profit 
incubator spaces to support 
entrepreneurship and service of 
Covina residents.

Objective II Objective III
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Goal II : Pedestrian-First

Investing to make Covina a pedestrian 
friendly city means improving safety, 
transit options, and providing a 
comfortable, cool environment for 
walking. Prioritizing pedestrian 
mobility increases opportunities 
for local businesses to attract more 
customers, in turn raising city revenue 
per acre improving public services. 

Enhance the pedestrian 
experience with safe, cool, 
and artistic sidewalks.
- Improve pedestrian safety with 
sidewalk bulb-outs at intersections.

- Use on-street parking to buffer 
sidewalks from moving vehicles.

- Cool complete streets sidewalks 
by increasing tree canopy cover and 
building overhang shade to 50%. 

- Enhance the pedestrian 
experience by spacing sensory 
pleasing materials such as brick, 
plants, and artistic embellishments 
every 10 feet.

Develop and promote multi-modal 
transportation in Covina improving health 
and connectivity between downtown and the 
surrounding neighborhoods.

Intersection Changes 
Complete Streets
Dedicated Bike Paths

Legend
Pedestrian-First

San Bernardino
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Covina

Objective I

2.3. Goal II: Map of pedestrian-first and transit projects. Source: Google Earth.
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Enhance the vehicle 
experience by augmenting 
underused lanes and 
intersections.
- Narrow overbuilt five lane streets 
into safer two, three, and four lane 
designs.

- Slow down vehicles with physical 
elements and curbs to reduce major 
accidents and improve safety.

- Use quicker traffic signals or 
replace with stop signs to improve 
safety and reduce long wait times at 
intersections. 

Narrowing roadways and slowing down 
cars will improve safety by decreasing 
damage and fatalities caused during car 
crashes. When driver are given a more 
stimulating, human-scaled environment 
to drive through, they will naturally 
drive at safer speeds.

In order for Covina and the state to 
reduce their high carbon footprint per 
household and improve equity, Covina 
needs to make public transit a desirable 
mode of transportation for the majority 
of the population.

Making Covina a cycling friendly city 
means improving safety, establishing 
bike paths, and providing a cool 
environment for cyclist. The more 
people who cycle to work and for 
pleasure can greatly reduce green house 
gas emissions and improve their health 
through active transportation and 
recreation. 

Enhance the cycling 
experience with safe and 
cool paths.
- Expand bike routes and add  
Bike Share facilities at transit 
stations and other key locations in 
the city.

- Separate bike lanes from vehicle 
lanes with curbs and Class I bike 
routes along primary routes.

- Shade and cool bike routes with 
large trees.

Improve public 
transportation for all users.
- Give buses and taxis their own 
lanes in and out of downtown.

- Provide free Foothill-Transit to  
all riders.

-Increase safety with police call 
boxes on every block and on modes 
of transit.

- Improve safety around 
transportation hubs with traffic 
calming measures.

- Advertise public transit and 
destinations to teenagers on 
campus and through after school 
programs. 

Objective II Objective III Objective IV
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Goal III : Living Systems
Celebrate living systems along Second Street 
and expand ecological benefits to multi-
modal transit routes and public spaces.

Purify air, stormwater, and 
human minds using living 
systems along the length of 
Second Street.
- Replace thirteen feet of road 
with a green spine and bioswale 
infrastructure.

- Use living systems to purify air 
and water: large trees, grasses, 
shrubs, and other riparian plants.

- Educate community with 
descriptive signage of ecological 
processes and their benefits. 

- Select a planting palette known to 
provide habitat for local species.

Increasing the presence of living 
systems will help purify the air and 
capture stormwater, reducing pollution 
in the region. . Research in the medical 
professions has shown the healing and 
mental health benefits of living systems, 
proving they can improve the human 
experience as well.

2nd Street Project
Ecological Benefit Paths
Pocket Habitat

Legend
Living Systems
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2.4. Goal III: map of living system projects. Source: Google Earth.
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Increase Habitat in Covina 
by 25 acres.
- Use the Second Street project to 
create a two acre habitat corridor 
along the street and provide 
signage to educate the community 
on the importance of habitat. 

- Incentivize private residential 
projects through rebates to increase 
tree canopy and habitat by  
six acres.

- Convert 10 acres along the edges 
of large school lawns and park 
space into habitat-friendly zones.

- Use local/native plants for 
planting and as street trees to 
increase habitat connectivity by 
seven acres along roads, bike paths, 
and in bioswales.

Aggressively increase tree 
canopy throughout the city.
- Plant medium and large trees 
every 20’ along multi-modal paths 
and nodes.

- Transition Crape Myrtles and 
Spruce Pines into areas that require 
lower maintenance and replace 
with better canopy creating species.

- Create a succession plan for parks 
at risk of losing mature trees.

- Incentivize residents and 
businesses to plant additional trees 
on their property for cooling as well 
as filtration of pollutants.

Increasing habitat connectivity will 
strengthen Covina’s identity and 
connection to the region. By using 
school grounds, private residential lots, 
the Second Street Project, and transit 
corridors, locals will become more 
aware and educated on their connection 
to the wildlife in the area.

Stormwater runoff is a valuable water 
resource for the Southern California 
region. Capturing stormwater runoff 
and giving it a chance to be adsorbed 
into plant materials and soil allows for 
natural filtration, evapotranspiration 
and cooling, and valuable aquifer 
recharge. Tree canopy is most important for its 

ability to provide the benefits of shade, 
evapotranspiration, cooling, and habitat, 
which come together to greatly improve 
the pedestrian experience. 

Implement bioswales and 
infiltration systems in 
impervious districts.
- Improve stormwater capture and 
treatment, to improve water quality 
reduce runoff.

- Develop neighborhood 
stormwater plans to capture and 
treat first inch of rainfall.

Objective II Objective III Objective IV
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Community  
Concept Plan
Each goal represents a different 
element. Goal I addresses density, Goal II 
puts pedestrians-first, and  
Goal III factors in living systems. 

The Happy Streets Plan goals overlap 
with California’s four State Goals of 
public health, greenhouse gas reduction, 
economic opportunities/shared 
prosperity, and ecological benefits. 
Improving walkability is the main task 
which demands collaboration between 
private spaces and the public realm. 
Density of housing and amenities needs 
to exist to allow for more trips to be 
taken on foot. The density will need 
to grow in tandem with a reliance on 
multi-modal transportation systems. 
Both systems are reliant on one another 
to improve walkability. Lastly, to make 
denser walkable environments more 
hospitable, living systems and their 
benefits will have to be compounded 
into the design.

Density
This map suggests opportunities 
for increasing the housing supply 
and walkability. Prime locations are 
identified for higher density mixed-
use developments and ADUs.  

Pedestrian-First
This map highlights paths to 
feature multi-modal transportation 
options. Intersections are identified 
that need attention to improve 
safety and the user experience. 

Living Systems
This map indicates pathways 
and pockets to benefit from 
bioswales, tree canopy, and habitat 
connectivity. Living systems are 
needed to greatly improve the 
pedestrian experience.

2.5. Layered goal maps of the Community 
Concept. Source: Google Earth.
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Public Transit 
ADU’s
High Density/Mixed-use
Development Opportunity
Park Potential

Intersection Changes 
Complete Streets
Dedicated Bike Paths

Second Street Project
Ecological Benefit Paths
Pocket Habitat

Legend
Density

 

Pedestrian-First

Living Systems

2.6. Map of the goals and objectives of the 
Happy Streets Plan. Source: Google Earth.
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The Happy Streets Plan is not trying 
to be a grand master plan but rather 
proposing many small plans to make 
a big difference. Using the amazing 
amount of knowledge, science, and 
data on the topic of city planning, 
combined with the research conducted 
on Covina, these spatial designs propose 
key elements which can lead Covina 
to become a destination for public 
health and shared prosperity. Designing 
landscapes to be pedestrian-first, 
combined with living systems, is a big 
part of the Happy Streets Plan. Equally 

III Spatial Design

Introduction
important is accounting for land-use and 
the holistic development of commercial, 
housing, and public space. This plan 
provides an overview of commercial and 
residential development, public space 
improvements, streetscapes, human-
scaled environments, and living  
system designs.



Second Street

Pedestrian-FirstBadillo Street

San Bernardino Road

Front StreetCivic Center Park

Citrus Avenue

Bus Only Lane

2-Lanes for traffic

Large Bioswale

Bike Lane

Sidewalk

Living Systems & Tree Canopy

Pedestrian-First Design

Human Scaled Design

New High-Density Mixed-Use Developments

Covina Train Station

Foothill Transit Bus Station

Angeles National Forest
III Spatial Design

3.1. Happy Streets Plan developed over 30 years. Birdseye view of downtown Covina looking north along the Second Street Project. Source: Google Earth.

Complete Street
Multi-Modal Transit
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The spatial designs for the Happy Streets 
Plan are intended to make Covina a 
destination in itself. To make Covina a 
destination, the city’s center needs to be 
expanded upon while accommodating 
multi-modal transportation in and out 
of its core. Under-developed lots can 
serve multiple commercial purposes 
and provide much needed housing. 
Streets can be updated to the complete 
street model to maximize their function 
and transport more people than ever 
before. Those same streets should 
stop providing drivers with a speedy 
passage through Covina and seek to 
provide a safe, utilitarian function, 
imploring drivers to get out and walk 
more. Once drivers become pedestrians, 
living systems can keep them out of 
their cars longer by enhancing the 
pedestrian experience through cooler 
human-scaled streets. Once the Happy 
Streets Plan is developed and the 
downtown expands north across the 
train tracks, owning a car will be much 
less necessary. By providing a denser 
well-connected and walkable city with 
great public transportation, Covina 

Happy Streets Plan
can improve its status as a destination 
for better public health and shared 
prosperity.

The image on the previous page is a 
bird-eye view of what downtown Covina 
can become in the next 30 years. (Figure 
3.1.) Newer mixed-use developments 
hug public transportation routes and 
promise higher tax revenue per acre, in 
turn improving public services. Streets 
are designed with the knowledge that 
pedestrian mobility is representative 
of equality. The Second Street Project 
puts pedestrians-first, creating a 
model street aimed at educating the 
public about its sustainable design. 
Intersections and streets through 
downtown have slower and safer 
traffic. Living systems improve the 
environment for wildlife and humans. 
Trees provide canopy that shade and 
cool the pedestrians as they walk 
further and live longer, healthier lives. 

This green resilient city provides a 
comfortable and complex human habitat 
capable of retaining and attracting 
young talented professionals. Providing 

opportunities for the next generation, 
families will choose to live and work 
local, calling Covina more than just  
their home.

Second Street Project
The Second Street Project is a major 
element of the Happy Streets Plan 
and is a strong example of how each 
goal combines to influence its design. 
The project is a holistic approach that 
combines multi-modal transportation 
systems with living organisms to 
benefit the pedestrian-first design. The 
Second Street Project will be a model 
streetscape for the region that drives 
additional sustainable and resilient 
development.  
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Increased Housing
A combination of small private 
residential developments and large 
mixed-use high-density developments 
can address the housing crisis. Single 
family homes in the area can add ADUs 
to increase the housing market and their 
home’s value. (Figure 3.2.) Converting 
single family homes into multi-family 
residents with one or two ADUs will 
increase the number of units in Covina 
by thousands. Low to mid-rise buildings 
offer higher density alternatives, which 
are more cost effective and have a 
smaller carbon foot print per household. 
Bringing in more transit oriented 
development can reduce the need to 
own a car allowing more, if not all, trips 
to be accomplished on foot, bike, or 
public transit.

Single Family ADU Options
Converting existing structures and 
attached garages into ADUs are the 
most cost-effective way to quickly 
increase the number of housing units. 
(Figure 3.3.) The city can incentivize 

Density
Detached 

Above Garage

Interior  
(Lower Level)

Interior  
(Upper Level)

Garage Conversion

Attached

3.2. Six options for increasing the number of ADUs in the 
single family neighborhoods surrounding downtown Covina.

3.3. Detached ADU study showing over 200 options for detached garage conversions alone.

Downtown

ADU development by 
offering rebates and 
loans to property 
owners.

Potential Garage Conversion ADUs
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3.4. High-Density Mixed-use architecture example to maximize 
return on investment and create successful human habitat.

3rd-5th Story  
Residential

20% Affordable Housing

2nd Story Live Work

Ground Floor  
Commercial

3.5. Rylan Apartments, High-Density 
Mixed-use example in Vista CA.

High Density & Mixed-use
To address the very real issues of the 
state and our planet, high density 
projects are a key to sustainability. 
Densely built human habitats will 
reduce CO2, energy, and waste per 
household, improve public health, 
provide equal opportunities, and 
generate higher tax revenue per acre. 
Combining commercial, living, and 
working spaces into low and mid-rise 
buildings can reduce or eliminate 

the need for automobile trips and 
ultimately vehicle ownership. To 
reduce the issues stemming from 
neighborhoods of concentrated poverty, 
all new developments need to factor in 
a number of affordable housing units 
dispersed among all neighborhoods. 
Based on Californian residents who are 
in or near poverty, which is 36% of the 
population, 20% of new units should  
be affordable.
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opportunity for teens, elderly, and poor 
community members. The Happy Streets 
Plan proposes safe parking near the 
hospital to allow unhoused individuals 
and families to live more comfortably in 
their cars until they can secure housing. 
Two locations for skate parks are transit 
oriented, improving opportunities for 
youth and family involvement in the 
community. Two new dog parks are 
located on either side of the train tracks 

Parks
By creating new parks, Covina will be 
able to retain more users of the public 
domain day-to-day while fostering 
a better sense of community. Locals 
will no longer have to leave the city to 
find an off-leash dog park, skate park, 
community garden, or safe parking. 
The new park experiences need to be 
located in and near downtown to avoid 
the need for automobile travel. It’s vital 
to provide park experiences within 
walking distance to reduce greenhouse 
gas production and improve equal 

3.6. Map of proposed new park experiences applied to a SE-Axonometric of Covina in 2021.

Covina Park

Edna Park

Kelby Park

to allow for fetch and off-leash dog play. 
Two locations for community gardens 
are transit oriented and will give those 
living in apartments a place to grow 
their own food. 

Citrus Avenue
Safe Parking

Clippinger Skate Park
Example on Next Page

Skate Park

Off-Leash Dog Park

Community Garden

Community Garden

Civic Center Park
Large & Small Dog

The color lilac represents 
proposed high-density & 
mixed-use buildings.

San Bernardino Road

Off-Leash Dog Park
Small Dog
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3.7. Proposed perspective of Clippinger Skate Park that will replace the existing auto dealer lot while preserving the existing signage and lighting.
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0 1/8 Mile

III Spatial Design

Pedestrian-
First
Multi-Modal Transportation
Better public transit, pedestrian and 
cycling experiences allow for greater 
use of the sidewalks, so local businesses 
can expect an increase in customer 
and revenue. Circulation must work 
in tandem with new housing and 
commercial development to create a 
more walkable human habitat. Moving 
more people in and out of downtown 
can be accomplished through additional 
connections and multi-modal transit.

Complete Streets
Complete streets are streets designed to 
enable safety and mobility for all users. 
Whether users are walking, cycling, 
riding public transit, or driving, the 
streets can accommodate all modes of 
transit and welcoming a wide range 
of ages and abilities. For the city of 
Covina, this means converting lanes 
of the under-used roadways into 
better pedestrian and bike paths, and 
dedicating lanes for buses and taxis. 
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Public Transit stations

Bus Stops

Pedestrian paths of travel

Bike paths of travel

Bus Routes 

Safe bike and pedestrian path 
separated from fast  
moving traffic

Build bike and pedestrian path 
along train tracks

Replace one single family lot 
with a pedestrian and bike 
cut-through 

Add pedestrian crossing at 
train tracks

Paint bus only lanes along 
Second Street and  
Citrus Avenue

Use bulb-outs to calm traffic 
at intersections and improve 
safety for pedestrians  
and cyclists

Replace traffic lights with stop 
signs in downtown

Shorten pedestrian wait times 
at traffic lights

Safe crossing signals with 
bulb-outs

3.8. Map of proposed development and circulation to 
expand downtown east and north across the tracks.

The color lilac represents 
proposed high-density & 
mixed-use buildings.

Second Street Project



3.10. Covina Public Library with Second Street improvements and a bus stop shelter.
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3.9. Intersection updated into a complete street model with traffic calming elements.











Intersection Conversion
Intersections need to be redesigned to 
improve pedestrian and cyclist crossings, 
giving these modes of transportation 
more right-of-way. Converting existing 
traffic light signals in downtown into 
stop sign intersections will reduce long 
wait times for pedestrians and cyclists. 
Augmenting intersections just outside 
of downtown will slow vehicles to safe 
speeds and improve visibility for all 
modes of transit.

Public Transit 
The future of public transit will rely 
heavily on buses and increasing 
ridership on Metrolink. Buses offer 
adaptable routes, they’re inexpensive 
compared to trains and cars, and they 
maximize the use of existing road 
infrastructure. The public transit 
experience can be enhanced by giving 
buses their own lane and providing 
residents free rides. Bus routes can 
also better assist moving people to 
Covina Station where they can catch 
a connecting Metrolink train.  Moving 
people quickly on public transportation 
can greatly reduce greenhouse gas 
emissions, increase equal opportunities, 
and improve public health as riders 
walk more than drivers. 
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Train Track Crossings
Bridging the train tracks at key 
points will improve the connection of 
downtown to neighborhoods north 
of the tracks. Train track crossings 
for downtown Covina are limited to 
the north-south streets of Hollenbeck 
Avenue, Citrus Avenue, and Barranca 
Avenue. This creates a 1/2 mile gap 
between crossings. Adding pedestrian 
crossings as indicated by the number 
“4“ in (Figure 3.8.) allows for greater 
pedestrian connection with crossings 
1/8 and 1/4 mile apart.

Separate paths for cyclist and 
pedestrians
Pedestrians and cyclists can enjoy 
pathways that are separated from 
fast moving cars. Weather its on a 
residential side street or along the train 
corridor, as indicated by numbers “1” 
and “2” in (Figure 3.8.) or along existing 
water channels. Separate paths limit 
vehicle interference, improving safety 
and the user experience.

3.11. San Marcos pedestrian Sprinter train track crossing. 

3.12. Vista bike path along the Sprinter train tracks.
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Before

3.13. Proposed separate bike & pedestrian path as it runs along the concrete storm water channel, complete with living systems and tree canopy.



3.14. Parking redesign can increase the number of on-street parking spots and make the act of parking quicker and 
easier than parallel parking. 




13 Parking spots  
Per 176’ of curb

3 Lane Street  
45° Parking

On Street Parking

As underused parking lots become 
grounds for new transit oriented and 
mixed-use developments, on-street 
parking will need to increase. The law 
can change to allow overnight parking 
on the streets. Second Street willw not 
provide parking along its length because 
its focus is active transportation and 
living systems. The low-traffic streets 
around Second Street and throughout 
Covina don’t need five lanes of traffic 
and two lanes for parking. By reducing 
the number of traffic lanes to two and 
three and angeling street parking at 45o 
and 60o, on street parking can increase 
and even double on some streets. 
(Figure 3.14.)

Art Walk Alleys
Murals can bring diverse community 
members together to create lasting 
impressions. To inspire and invite 
younger generations, ranging from 
children to young professionals, 
Covina’s overlooked alleyways can 
enhance the pedestrian experience 
through beautiful murals. Hundreds of 
feet of blank alleyway wall, should be 
filled with stories and art by locals and 
artist that celebrate the city and the 
people in it. (Figure 1.15.)




Existing 5 Lane Street 
Parallel Parking

8 Parking spots  
Per 176’ of curb

16 Parking spots  
Per 176’ of curb

2 Lane Street  
60° Parking
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3.15. Perspective image of the alleyways in downtown Covina covered in murals. An example of how art can bring diverse community members together.
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Second Street Green Spine
The Second Street Project introduces 
a green spine of bioswales along the 
proposed multi-modal transit route, 
improving the pedestrian experience. 
Bioswales can allow for; stormwater 
infiltration and filtration, larger street 
trees with increased canopy to shade 
and cool the pedestrian environment, 
and a sense of place through habitat 
connectivity. This street experience 
enhancement, like many other greening 
projects before it, will stimulate the 
local economy through new investment 
in development all along its length and 
in the surrounding neighborhoods.  

Living 
Systems

Citrus Avenue

San Bernardino Road

Covina Train Station

Second Street

Green Spine & Habitat Corridor

Developments from New Investment

Shaded & Cooled Pedestrian-First Experience

Large Street Trees

Second Street Project

3.16. Second Street Project. Birds eye view of tree 
canopy used to enhance the pedestrian experience 
and habitat connectivity.
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Bus-Lane 10’ Green-Spine & 
Bioswale 13’

Bus-Lane 10’Bike 6’Sidewalk 8’ Lane 10’

Storm 8’

Sewer 8’

Water Gas

Flood Level

Water Water TransGas
Elec & Cable

Lane 10’
Bioswale  6’Bioswale  2’

Bike 6’ Sidewalk 8’ BuildingBuilding

Elec & Cable

Infiltration & Aquifer 
Recharge

Infiltration & Aquifer 
Recharge

Evapotranspiration

Evapotranspiration
& Shade

Large Street Trees 
with Uninterrupted 

Root Systems

Imported Soil 

Green Roofs Absorb Sun 
Radiation & Cool Air

Heat Island
Street Heat

Bioswale  2’

Cool Roofs Reflect 
80% of Sunlight

Cooling IndoorsReduced Heating
Indoors

Reduced Heat 
Island Less 

Building Heat

Second Street Section 
Diagramming Living Systems
The east side of the street features large 
bioswales because it receives more 

intense sun and heat in the afternoon. 
Placing large trees along the bioswale 
will increase the amount of shade on the 
buildings and maximize cooling effects.

3.17. Second Street Project Section. Illustration of how living systems can work on Second Street with new development and circulation widths.

West East



Habiatat on School Grounds 

Diagram

Typology

Sierra Vista Middle School

Royal Oak Intermediate

Lawn Converted Into 
Habitat Corridor

Private Residential Pocket 
Habitats of Local and 

Native Plant Materials

3.18.Example of school lawn conversions and 
residential planting that can improve habitat 
connection throughout Covina. Source: Google Earth.

Habitat Connectivity
Long strips of school lawns and 
park lawns can be converted into 
habitat corridors to improve wildlife 
connectivity as well as Covina’s identity. 
(Figure 3.18) Private residential yards 
can be converted into pocket habitats 
by establishing native plants on the 
property. Tax breaks can be given to 
residents who convert their lawns into 
native landscapes.

III Spatial Design
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3.20. This bioswale captures and treats storm water 
generated by a new housing development.

3.19. Large street trees create shade to cool and 
enhance the pedestrian experience.

City Greening 
Elements of the living systems found 
in the Second Street Project can also 
be used throughout Covina to improve 
neighborhoods and multi-modal 
transit routes. Larger street trees along 
multi-modal transit routes will cool the 
environment. (Figure 3.19) Bioswales can 
be used in urban, industrial zones, and 
neighborhoods to filter pollutants and 
cool the air. (Figure 3.20.) 



3.21. Section of how human scaled environments can be achieved by designing architecture and trees to conceal five-story development.
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Human-Scaled Design
When proposing low to mid-rise 
buildings, concerns get raised that tall 
buildings will be an eye sore. There 
are a few design techniques to address 
these concerns, like second and third 
story setbacks, screening, and human-
scaling to conceal tall building heights. 

First, humans like to travel along edges 
so buildings should meet the sidewalk 
and exit onto it. Second, the buildings 

should only be one to two stories at the 
edge, with additional floors set back 
from the sidewalks. This allows the 
lower floors to create a screen, blocking 
the pedestrian’s view of the upper 
floors while preserving a one and two 
story feel. Additional overhead features 
that enhance the human-scale through 
providing shelter and shrunken spaces 
are awnings and umbrellas. 

The last key element is trees. Trees can 
be used to screen tall buildings from 
a distance or let their size and canopy 
provide the desirable scale.

Sight lines of tops f oors are screened from view

Building setback 
from sidewalk  

creates screening

Human-scale created 
by building edges, 

awnings, and canopies Human-scale 
created by trees 
and umbrellas

Street trees 
screen views

Patio trees provide 
additional screening 
and greening



3.22. Perspective image of the green spine on Second Street and the success of human scaled design in a high-density neighborhood.
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