Chapter 2: Foundation and Framework
Regional Se�ing

This General Plan not only encompasses the 5,544
acres within our city limits, but the adjacent 1,368
acres in our “Sphere of Inﬂuence”, which is currently unincorporated. This area is bounded by
the San Gabriel Mountains to the north, the cities
of Irwindale and Duarte to the west, the city of
Covina to the south, and the city of Glendora to
the east. (Figure I-1 and I-2) The Sphere of Inﬂuence includes two large areas: one, the Monrovia
Nursery Speciﬁc Plan area north of the rail tracks
on the eastern edge of the city and a grouping of
unincorporated pockets south of Alosta Avenue to
Arrow Highway.
The dominant regional transportation corridor is
the Interstate 210 (Foothill Freeway) providing
easy access to State Route 605 (San Gabriel River
Freeway) and Interstate Route 5. These linkages
place Azusa businesses and residents within favorable reach of the Port of Los Angeles, Orange
County, and the Inland Empire, as well as the rest
of Los Angeles County.
The Santa Fe railroad corridor, which played such
a key historic role in the development of Azusa’s
downtown and industry, will again be a vital regional link when the Gold Line light rail system
is extended east from Pasadena in the years to
come.
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State Route 39, which originally ran from Huntington Beach to the crest of the San Gabriel Mountains, carved out the dominant north-south route
through the city, Azusa Avenue. The old Route 66
along Alosta and Foothill Boulevards is no longer a major regional connector, but remains a key
feature of the foothill communities along the San
Gabriel mountains between the cities of Pasadena
and Glendora.

The San Gabriel Valley is populated by two million
people in one of the most dynamic and successful
swaths of Los Angeles County. Recently promoted
as “the intellectual capital of California” because
of its string of colleges and universities, it is being
reshaped from a collection of suburban bedroom
communities into a far more diverse and urbanized subregion. A balanced base of commerce and
industry, a steady stream of immigration, and the
relatively rapid assimilation of second and third
generation children and grandchildren of immigrants redeﬁning the mainstream is a story being
played out not just in Azusa, but throughout the
larger Valley.
Using statistical gauges such as home ownership
rates, household income, average home price etc.,
Azusa was among the most disadvantaged of the
seven neighboring Foothill cities (including Monrovia, Duarte, Bradbury, Glendora). However,
when compared with seven nearby communities
that have a majority of Hispanic population, Azusa has more home ownership, higher household
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incomes, etc. This puts Azusa, both geographically and socially in a unique position as “the heart of
the San Gabriel Valley.”

General Plan History
The last time the City of Azusa updated its General Plan was twenty years ago in 1983. Given the
changes in our society and in our community, a
new plan was long overdue. But the Azusa City
Council set a higher goal than just rewriting the
old plan. Their aim was to involve hundreds of active citizens in charting our community’s rebirth.
Despite limited resources, Azusa embarked on the
most ambitious General Plan eﬀort ever undertaken by a California city of our size.
The eﬀort that began with the 1999 Future Fiesta
has culminated in a new vision of Azusa as the
Gateway to the American Dream. As required by
State Law, an Environmental Impact Report is
being prepared analyzing the probable environmental impacts associated with the growth and
changes envisioned in the years ahead.

The General Plan applies directly to the area within the City’s boundaries. While those areas in the
City’s Sphere of Inﬂuence are currently within the
County of Los Angeles’ jurisdiction, the County
is required to refer to the City of Azusa’s General Plan before taking any policy action aﬀecting
them. This General Plan will apply directly to
areas within the Sphere of Inﬂuence if and when
they are annexed into the City of Azusa.

General Plan Legal Requirements
A City’s General Plan is o�en described as a
city’s constitution for development. Based on
the community’s vision for long-term physical
growth and preservation, it informs residents,
property owners, and prospective investors
and business interests of our goals, policies,
and development standards. In law and practice it must guide all future development regulations and decisions.
The General Plan must also be:
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Long-range: Almost any development decision has eﬀects lasting more than 20 years
and should be measured against where we
want our community to be down the road.
Comprehensive: It is never wise to only look
at one aspect of a decision when almost all

Azusa’s Future—Be a Part of it!

Chapter 2: Foundation and Framework



our actions aﬀect far more. By linking land
use, transportation, environment, economics and other factors together, the plan
works for overall progress.
General: Since it is long-range and comprehensive, the plan must be broad and ﬂexible.
The plan provides principles and an overall
framework for detailed public and private
development decisions. It also establishes
requirements for additional planning studies where greater speciﬁcity is needed (the
Azusa/San Gabriel avenues two way trafﬁc study, for example.) State law requires
each General Plan to speciﬁcally address at
least seven subjects or elements: land use,
circulation, open space, housing, conservation, safety, and noise. In this plan, these are
grouped into three themes: The Built Environment, Economy and Community, and
the Natural Environment.

By law, every General Plan includes a land use
map, traditionally the basis of zoning. This
General Plan complies with that legal mandate, but represents a major shi� away from
conventional zoning. By returning to the traditional framework of neighborhoods, districts,
and corridors, it aims to create a more dynamic
and livable mix of complementary uses. Conventional zoning was originally set up to protect residential quality of life from the intrusive
impacts of heavy industry. But it has led to a
complex and outdated eﬀort to rigidly separate
all kinds of uses that can and should co-exist
together in a healthy community.
Among California cities, Azusa is one of the ﬁrst
to break with these failed policies and aim instead to focus on physical design to harmonize
and balance the essential elements of community
life, including homes, workplaces, shops, public
facilities (such as schools and parks) as well as
the complex and ever changing web of places
where people choose to spend time together
from houses of worship to sidewalk cafes.
Azusa’s Future—Be a Part of it!

Pu�ing Together the General Plan: Engaging Azusa’s Citizens
Due to the complexity and time involved in developing a General Plan, most cities appoint a
citizen commi�ee, usually called the General Plan
Advisory Commi�ee (GPAC). An eﬀort is made
to be “representative” of the larger community by
selecting “stakeholders” representing homeowner groups, business and real estate interests, environmental advocates, and community leaders.
These citizens meet regularly and become deeply
involved in shaping the plan. The general public
usually has an opportunity to participate only by
going to the GPAC meetings, participating in occasional public workshops or waiting until the
very end to testify at ﬁnal public hearings.
Azusa chose to take a diﬀerent route. Instead of appointing a small commi�ee, all residents and business owners were invited to participate through
the Citizens’ Congress. Over a period of three
years, hundreds of Azusans took part in shaping
the values, identifying the issues and coming up
with solutions spelled out in this General Plan.
(See Table I-1)
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Table I-1
Citizens’ Congress Events
Event

Date

Content

October 1999

An interactive public event, held at the Golden Days Carnival, asking participants their opinions on what they like about their neighborhood and
City, what they would like to change, what they value in their City, and
why they like to live in Azusa.

Citizens’ Congress I

May 200

A two day visioning event, conducted in both English and Spanish, where
over 400 delegates discussed the opportunities, constraints, and vision for
education/library, health and safety, transportation, home sand neighborhoods, economic development, Downtown and other commercial neighborhoods, and the natural area.

La Reunion de la Comunidad

July 2000

A half day session conducted in Spanish where participants were asked
their vision for education/library, health and safety, transportation, homes
and neighborhoods, economic development, Downtown and other commercial neighborhoods, and the natural areas.

Future Fiesta II

October 2000

An interactive event held during the Golden Days Carnival that previewed
land use alternatives strategies for Downtown and the Monrovia Nursery
site.

Citizens’ Congress II

October 2000

An interactive public event with over 200 delegates, reviewed land use alternative strategies and their impacts and selected preferred plans for the
change areas.

Community Forum for Education, Health & Safety

December 2000

100 participants reviewed Citizens’ Congress I input for these issues, discussed progress that has been made since Citizens’ Congress I, and discussed the next steps for these issue areas.

Neighborhood Congress Meetings

February 2001

In a series of meetings held at local schools, neighborhood assets, constraints, and “liable neighborhood solutions were discussed for each neighborhood.

Building Safe, Friendly, and
Healthy Neighborhoods in
Azusa

May 2001

Discussed ways to build new and revitalized existing neighborhoods.

Citizens’ Congress III

June 2001

An interactive public event where delegates aﬃrmed the vision for Azusa
and the bold moves that will make that vision happen.

September 2001
through April
2002

A series of four public charre�es, lively public discussions and plan review/
critique sessions were conducted to determine the community’s vision and
preferred plan for the 520 acre site known as the Monrovia Nursery. The
four public sessions were titled: Meet the Designers; The Future of Monrovia Nursery: A Community Decision (also known as Plans Revealed!); Designers, Elements, and Issues; and Monrovia Nursery Dra� Plan Revealed.

Future Fiesta I

Monrovia Nursery Public Process
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Table I-1 (continued)
Citizens’ Congress Events
Event

Date

Content

Citizens’ Congress: My Neighborhood! My Town!

January 2002

A series of ﬁve neighborhood workshops, typically held in local schools,
had the local neighborhoods determine which “bold moves” to be implemented in their neighborhoods.

Citizens’ Congress
Great Debate

February 2002

Focused on four signiﬁcant issues that had been hotly discussed in the previous public meeting with the purpose of gaining some type of consensus.

September and
October 2002

Discussed the dra� General Plan’s potential implementation and its possible impacts on each neighborhood.

April 2003

A half day event where 100 delegates prioritized General Plan policies and
developed initial implementation methods to make the high priority policies come to life.

IV:

The

Neighborhood Meetings
Citizens’ Congress V: Test Drive
Azusa’s Future

The new spirit of engaging citizens began with
over 300 citizens who participated in the Future
Fiesta held in conjunction with the 1999 Golden
Days celebration and continued through ﬁve formal sessions of the Citizens’ Congress as well as
dozens of other workshops and neighborhood
meetings. This spirit will carry over into the additional work and study involved in implementing
the vision of the General Plan. Public participation is vital, not only to hammering out the de-
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tails, but also for ensuring that the vision of the
Citizens’ Congress is actually carried out in the
years ahead.
The Zoning Code is being replaced by a new Development Code to provide speciﬁc guidelines for
new development and building, consistent with
the goals of the General Plan. Prior to the Development Code’s adoption, the Development Code
will undergo signiﬁcant public review.
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Format of the General Plan and Development Code
In keeping with the innovative approach we have
taken to public participation and the fresh look
that citizens have given to our future development, the formal wri�en documents that implement Azusans’ visions do not follow the normal
or traditional format or presentation. The General
Plan’s and the subsequent Development Code’s
organization and format are designed to be more
user-friendly and logical than typical government
documents.
Volumes of the General Plan and Development
Code
The General Plan and the implementing Development Code are contained in three distinct but related volumes:
Volume I, Gateway to the American Dream: The
Azusa General Plan
Following the summary of the entire General Plan,
this volume covers the seven State-mandated elements as well as the optional elements, organized
into three key themes or “Elements of Place”:

The Built Environment
 City Design establishes policies for land use
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and urban design at the citywide scale.
 Land Use establishes land use classiﬁcations and governs scale and intensity of
development.
 Urban Form guides public and private design standards.
 Mobility integrates the full range of transportation choices with land uses.
 Housing spells out the city’s approach to
accommodating a full range of opportunities for people to make their home in Azusa.
This Element fully incorporates the policies
from the Housing Element adopted by the
City Council and approved by the State of
California in 2001.
 Historical and Cultural Resources seeks to
preserve Azusa’s historic and cultural resources through adaptive reuse.
 Infrastructure ensures sound planning for
utility and other public services including
water, electricity, storm drains, sewers, etc.
Economy and Community
 Economic Development promotes a balanced and prosperous climate for compatible business activity and jobs.
 Public Services covers the protection of
public health and safety, assisting individuals and families in need and promoting life
long learning.
Natural Environment
 Open Space and Biological Resources outlines sustainable management of our natural resources.
 Geological Hazards establishes prudent
protections against natural forces including
earthquakes, landslides, and ﬂood.
 Mineral Resources seeks improved management of existing mining operations as
well as timely reclamation of blighted landscapes.
 Air Quality provides local measures to improve air quality.
 Noise details ways to reduce or mitigate
noise pollution.

Azusa’s Future—Be a Part of it!

Chapter 2: Foundation and Framework
Volume II, Azusa Development Code
Contains the speciﬁc goals, policies, programs and
development regulations that apply to particular
neighborhoods, districts, and corridors.
Also contains detailed design and development
regulations governing land use, construction, and
renovation.
Volume III, Compendium
All other City adopted studies and plans for future community development.
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