Chapter 1: Vision and Values
“Where there is no vision,
the people perish”
Proverbs 29:18
California law requires that each city adopt a Comprehensive General Plan to guide future growth
and development. It is supposed to be reviewed
every ﬁve years. But for nearly twenty years, Azusa failed to keep its General Plan up to date. Lacking a vision, we failed to keep pace with progress
in surrounding communities.

lies. Achieving our shared vision will require
more hard work and cooperation, but Azusa citizens care too much about our future not to make
that commitment.
Our new General Plan goes well beyond the narrow issues of land use and physical environment
required by law. It is a comprehensive blueprint
for the revitalization of a community with a proud
legacy and an equally vibrant potential.
Our General Plan and the implementing Development Code are contained in three distinct but
related volumes:






Azusa’s Centennial in 1998 rekindled community
concern about our second hundred years. A year
later, an ambitious eﬀort was launched during the
annual Golden Days Festival. Hundreds of residents from all backgrounds and walks of life participated in the Future Fiesta, taking the ﬁrst step
toward a new vision for their community. That led
to the ﬁrst Citizens’ Congress in May 2000, where
participants created a statement of common values as the foundation for a new General Plan.
This summary reﬂects the work of hundreds of
Azusa citizens who have actively participated in
the work of the Citizens’ Congress over the past
three years. We have not always agreed, but we
have reached a broad consensus: that Azusa will
strive to be a model community, the Gateway to
the American Dream, especially for young famiAzusa’s Future—Be a Part of it!

Azusa General Plan-Citywide goals, policies,
and implementation programs, organized into
three key themes: Built Environment, Economy and Community, Natural Environment
Azusa Development Code-Rules governing
building, renovation, uses, and standards applicable to speciﬁc neighborhoods and districts
Compendium-Studies and plans prepared for
and prepared to implement the General Plan
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Our Values



Azusa is blessed with a unique natural, historic and
cultural heritage. Our citizens are caring people who
work hard and value Faith, Family, and Country.



We treasure our neighborhood character and community participation. We see our city as the Gateway to
the American Dream of owning a home and personal
well-being.
We seek to become a model learning community, stressing educational opportunity for all ages. Proud of our
diversity, our shared goal is a brighter future for a11.









Azusa Citizens’ Congress, 2000

Active Involvement
Hundreds of Azusa residents have participated
in Citizens’ Congress meetings and workshops to
create a new vision for our City. The new General
Plan reﬂects our community’s hunger for a be�er
future:

We won’t allow Azusa to become just another
ugly suburb with dying strip malls and poorquality subdivisions of cookie cu�er homes.
We will encourage home ownership in safe and
stable neighborhoods that are healthy places to
raise a family.
We want a thriving Downtown and University
District with distinctive stores and a�ractions.
We also want to remain a center of tech-driven
industry, providing high-paying jobs in the
West End Industrial district.
We are commi�ed to protecting our canyon,
mountains, rivers and parks and want to keep
our city green for future generations.
We will strengthen educational opportunities
for all ages, from pre-school to postgraduates,
so that Azusa will become a 21st Century model for “a city that learns.”

Vision for a Brighter Future
Out of our active involvement, we have shaped
a proud vision of Azusa as “The Gateway to the
American Dream.” Above, this is a vision of opportunity – the opportunity for our community to
draw on our rich heritage to grow and prosper;
the opportunity for families to grow and prosper;
and the opportunity for businesses and institutions to grow and prosper.
We are proud of our sense of community, but are
not satisﬁed with much of what we have allowed
to be built in recent years. We expect be�er. This
General Plan and Development Code raises our
standards. We welcome new investment, but we
insist that new growth meet our standards of community and environmental well-being.
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We will continue to build an inclusive community, honoring both our diversity and our
shared values of faith, hard work and family.
We expect Azusa to grow, but don’t want to
lose our “small town” sense of place.

NATURE: We will protect our unique environment

by restoring our river, canyon, and foothill areas
and pursuing a greener and more sustainable relationship with nature throughout Azusa.

Azusa’s Future—Be a Part of it!

Chapter 1: Vision and Values

NEIGHBORHOODS: We will preserve our small

town atmosphere with a community fabric of
healthy and welcoming neighborhoods.

Protecting Our Natural Heritage

traﬃc, improving connections, and encouraging
walking, biking and public transit.

Long known as “The Canyon City,” Azusa is becoming known as a regional model for living in
balance with nature. Blessed with a wealth of resources, Azusa is the gateway to the Angeles National Forest for millions of people each year. By
restoring the beauty and improving access, Azusa
can encourage the development of both active recreation as well as respect and appreciation for nature, appealing to visitors and residents alike.

FAMILIES: We will sustain our human connections

Vision

COMMERCE: We will support economic vitality

by creating and supporting mixed-use districts for
workplaces and stores to ﬂourish.

MOBILITY: We will put people ﬁrst by calming

with active support for the environments and institutions that strengthen family life.
LEARNING: We will provide citizens of all ages

with opportunities to advance through education.

HISTORY: We will respect the legacy le� us
through the six thousand years that people have
called Azusa home.
PARTICIPATION: We will continue to actively engage the citizens of Azusa to plan the future of
their community.

Azusa’s Future—Be a Part of it!

Parks in the city and the nearby canyons will
be easily accessible to all residents; providing
youth with recreational and educational activities
throughout the year. As a major gateway to the
San Gabriel Mountains, the canyons enable Azusa
to a�ract thousands of visitors drawn to the natural beauty of the foothills and mountains that help
deﬁne the city.
KEY ELEMENTS OF THE GENERAL PLAN:

Limit development in undeveloped areas within the foothills and canyon areas.

Commitment to reclaim existing and abandoned quarry areas.
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Expanding and improving parks and open
space:
 Joint use of schools for community parks
 Creating neighborhood parks on vacant
land
 Increasing park space requirements
 Creating land trusts and other incentives for
open space preservation

Our new General Plan builds on the success of new
neighborhood and home development in Azusa. It
embraces traditional principles for neighborhood
improvement and promotion of home ownership.
Vision









Preserving habitat with biological protection
areas for threatened wildlife, ﬁsh and native
plant life.
Reintroducing native plant habitat along the
River and in city areas such as parks and landscaped medians and parkways.
Planning a scenic river parkway that leads to
trail heads and National Forest destinations.
Improving both active and passive recreation
opportunities along the river, around the
spreading basins and reclaiming quarry sites.

Azusa will be renewed as a community of beautiful homes and stable neighborhoods providing
a safe environment for children, enriched by excellent schools, green space and a rich community
life. Using the scale of a ﬁve minute walk, each
interconnected neighborhood has a unique identity, but all neighborhoods share some common
elements:

Reinforcing Neighborhoods
Like most older suburbs, Azusa confronts the
choice of renewal or decline. Our traditional
neighborhoods and homes have held up well over
the years, but many areas where tract homes and
apartments were built from 1950 to 1975 have deteriorated.

1-4

Azusa’s Future—Be a Part of it!

Chapter 1: Vision and Values
Each neighborhood has a center. Whether in
the middle of a neighborhood, or at the edge,
it provides a place where neighbors gather. The
center can include a school, a park, a neighborhood store or perhaps all three. High-quality
new and renovated home should be available
to people of all incomes levels. Single-family
homes will continue to be the preferred use
within Azusa neighborhoods, with a mix of different kinds of homes, apartments, local stores,
churches and other public uses that are compatible and in scale and character.
KEY ELEMENTS OF THE GENERAL PLAN:
Local residents can get organized to look a�er
their neighborhood and each other. The successful Neighborhood Improvement Zone effort shows that residents can get together to establish Neighborhood Watch, get a traﬃc light
installed, clean-up a neglected property, or improve city services.













and improving gateways and public facilities
from bus stops to trash cans.
Traditional neighborhoods that retain their historic elements will be protected and promoted.
Other neighborhoods, generally newer areas,
will be enhanced over time by adding in traditional elements like porches, sidewalks, parkways, street trees, and neighborhood centers.
Transitional neighborhoods, that have been
stressed because of poor development, poor
maintenance or rapid-turn-over, will get special
a�ention to restore stability and rebuild neighborhood character and pride.
Priority is put on preservation or renovation as
well as code enforcement. Since a focus on pride
of home ownership is critical to strengthening
neighborhoods, more home ownership opportunities will be encouraged through compatible
inﬁll development in existing neighborhoods,
mixed-use housing along corridors and in the
Downtown and University Districts as well as
ﬁxing what we have and oﬀering incentives to
new buyers.
Higher design standards are set to ensure that
new homes, townhomes, and apartments are the
same quality as recent single-family homes construction in order to provide a full range of quality homes for current and future residents, from
aﬀordable housing for renters to upper-income
homes to retain upwardly-mobile citizens.

Commerce



The physical appearance of the city needs improvement to reﬂect the overlooked strength of
the social fabric by: supporting neighborhood
eﬀorts to clean up front yards, vacant lots, and
city streets; working with absentee landlords to
renovate dilapidated commercial and residential buildings; planting trees and landscaping
to enhance the overall appearance of the city;
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Our industrial companies continue to set the pace
for “tech-driven” manufacturing across a wide
range of products. These businesses, along with
warehousing and construction, employ more
than 5,000 workers, providing a powerful engine
of wealth creation and a crucial source of payroll
prosperity to the San Gabriel Valley.
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Vision
Azusa will oﬀer a thriving and well-balanced
business sector, linked to excellent schools, safe
neighborhoods and quality housing opportunities. Drawing on our distinctive demographic,
geographic, historic, cultural, and economic assets (including our outdoor a�ractions; reliable
and aﬀordable water and power; vibrant Hispanic
heritage; historic Downtown; and Azusa Paciﬁc
University), Azusa will actively seek the kinds of
retailers, restaurants, and other draws needed to
revive Downtown and create a complementary
University District. We will continue to enhance
the West End Industrial District as a job-rich center of “tech-driven” industry and commercial
business that are globally competitive.

Despite Azusa’s strong industrial base, our business image is hurt by the realities of declining retail strips, unkempt and vacant commercial buildings, overcrowded apartments, a lack of housing
for middle and upper income families as well as
perceptions of poor schools and crime. Azusa must
market our advantages (freeway access, “river and
foothills,” aﬀordable power and water, improved
schools, and safer neighborhoods) as well as upgrade housing, public services, and the community’s appearance to draw retail and commercial
investment.
For Azusa residents, the overwhelming desire is to
a�ract ﬁrst-rate stores and shopping areas. Aside
from COSTCO, Azusa’s retail sector is behind the
times. Azusa residents want to clean up the city’s
unsightly corridors and concentrate revived retail
and civic uses in four healthy districts.
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KEY ELEMENTS OF THE GENERAL PLAN:

Instead of “strip zoning” along commercial
boulevards, commercial activity is focused on
four Districts, each with a special identity and
mix of uses:

Our historic Downtown is the “heart of our
City”. When the Gold Line light rail is built,
the old train depot will anchor the north end
of Downtown, a�racting homes and stores for
those who want to be in walking distance of
commuter transit. Building on the historic architecture in the area, smaller stores and restaurants will provide a “distinctive” experience diﬀerent from shopping malls and power
centers. The revitalization of Downtown
should include cultural events, historical sites,
and other gathering places where residents
can share in the life of the whole community.
 The University District serves the residents
on the east side of the city, along with two
major colleges and future residents of the
Monrovia Nursery development. The Foothill Center has been transformed into a
pedestrian-oriented hub of the area, with
a new full-service supermarket, entertainment, and other shopping and dining.

Azusa’s Future—Be a Part of it!
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The Azusa West End Industrial District is
the main job center of Azusa. While industrial uses are not compatible with homes,
Foothill Boulevard should provide a higher
level of retail and service businesses, serving
local businesses as well as city and regional
shoppers.
 The Edgewood District serves not only surrounding residents, but anchors an a�ractive
southern gateway to Azusa with shopping,
dining and service uses.
The City, School District, Azusa Paciﬁc University and businesses will partner to promote
growth of high tech, professional and small
businesses by improving local schools, launching a pro-active business development program, and marketing Azusa’s advantages.
Economic development should pursue wellpaying jobs for local youth entering the work
force and recent high school and college graduates who want to keep living in Azusa.






neighborhood isolation, and the sacriﬁce of many
residential streets to through traﬃc.

On these streets, autos are perceived to travel
too fast, while pedestrian and bike travel is perceived to be hazardous. Strip development leads
to clogged streets and ineﬃcient parking. While
the City of Azusa has been among the leaders in
providing transit alternatives, these are hampered
by the operating costs and limitations of serving
an auto-dominated landscape Retail would instead be concentrated in the city’s key districts and
at a much smaller scale, in neighborhood centers.
The land between these retail destinations would
be reclassiﬁed so that future development would
generally be townhomes, courtyard housing, or
condominiums, with some neighborhood retail
and oﬃces allowed on ground ﬂoors to serve residents and workers.

Mobility

Vision

Azusa’s economy and quality of life were badly
damaged by the failed transportation policies of
the past. Pu�ing cars ﬁrst, Caltrans tore a hole in
the heart of the community with Highway 39’s
one-way highways and then blasted through the
210 Freeway without even the most minimal protections for the surrounding neighborhoods. Lack
of connections has led to congested bo�lenecks,

By pu�ing people ﬁrst, Azusa will become a pedestrian-friendly, transit-oriented community. The
congested, declining streets will be transformed
into well-planned transit corridors, connecting all
our neighborhoods and districts. Two-way traﬃc
on Azusa and San Gabriel avenues improves business health Downtown and restores San Gabriel
Avenue as a residential street. Residents and visitors easily move around the city, as pedestrians

Azusa’s Future—Be a Part of it!
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and bicyclists use an extensive network of sidewalks and trails and commuters use the Gold Line
Light Rail line.
KEY ELEMENTS OF THE GENERAL PLAN:

Strip commercial zoning is abolished, with
future retail concentrated in the city’s key districts (and at a much smaller scale, in neighborhood centers.) The corridors between these
retail destinations would be encouraged to be
developed with townhomes, courtyard housing, or condominiums, with some neighborhood retail and oﬃce allowed on ground ﬂoors
to serve residents and workers. The General
Plan identiﬁes four corridors:
 Foothill Boulevard
 Arrow Highway
 Azusa Avenue South
 San Gabriel Avenue

Investing in the existing transportation system
(resurfacing streets, providing sidewalks and
street lighting, planting trees and other landscaping, constructing gateways) will improve
the look and feel of the entire city.

Traﬃc bo�lenecks in a few hot spots in the city
will be eased.

“Traﬃc calming” methods will be implemented with neighborhood participation to promote
safe neighborhood streets where you can take
evening strolls and kids can ride their bikes in
the a�ernoons.

Azusa and San Gabriel avenues will be returned to two-way streets following a design
study involving neighboring residents and
businesses.

Walking, biking, and transit will be promoted
by:
 Adding sidewalks, parkways, and street
trees where they do not exist.
 Removing obstacles from sidewalks, as appropriate.
 Reclaiming asphalt for wider sidewalks, and
landscaped parkways and medians.
 Encouraging shared parking lots in districts
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so you only park once and can then walk
to nearby stores and services.
 Expanding transit and Dial – A- Ride services, including shu�le service between
Downtown and the University District.
 Expanding bike routes and hiking trails.
The Vernon Avenue freeway interchange
will eventually be replaced by a new interchange at Zachary Padilla Avenue to reduce
traﬃc through the surrounding neighborhoods and be�er serve the businesses in the
West End Industrial District.
The west side will be be�er connected with
the rest of Azusa by eventually building
new north/south streets through the industrial/landﬁll area in the south and possibly
extending Sierra Madre Avenue or another
road east to a new River Parkway.
Development of the Monrovia Nursery site
will be linked to the rest of Azusa through
improved street and trail connections.

A Family Community
Strong families are the foundation of a healthy
community. Azusa has a rich tradition of families loyal to the community over several generations and continues to welcome new families seeking a be�er life. Our fabric of schools,
churches, civic groups, and neighborhoods
provides a caring and wholesome community
se�ing.
Yet although serious crime has been cut in half
over the past decade, areas of poverty and gang
activity keep many struggling families from
the security and opportunity that would allow
them to help themselves.
Improving these neglected neighborhoods and
reaching out to the o�en isolated families that
live there can improve public safety and provide individuals and families access to health
care, jobs, recreation, and self-suﬃciency.

Azusa’s Future—Be a Part of it!
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Vision
We will sustain our human connections with active support for the environments and institutions
that strengthen family life. By promoting the spirit
of “don’t move, improve” in every neighborhood,
homeowners and renters will share a renewed
community pride. Seniors, working adults, and
youth will be fully engaged in the life of their
community. A rich network of churches and civic
organizations, working closely with the city and
police, will strengthen the civic habits that nurture
community feeling and public safety.
KEY ELEMENTS OF THE GENERAL PLAN:

Existing partnerships to support families will
be strengthened among parent groups, the
City, School District, business, neighborhood
and civic groups.

Community oriented policing will become the
model for pro-active crime prevention through
problem-solving partnerships.

Code enforcement will be stepped up and
landlord responsibility encouraged and enforced to improve the living environment for
tenants living in substandard conditions.

Community support and self-help will be
enhanced through active organizing eﬀorts
among homeowners and tenants in each of the
city’s neighborhoods.

Recreation programs will expand to oﬀer
positive scholastic/athletic programs at every
school in the a�ernoons.
Azusa’s Future—Be a Part of it!



The Human Relations Commission will spearhead eﬀorts to promote “diversity, inclusion
and civic peace,” in every neighborhood and
with particular emphasis on youth.
Traditional health, recreation and nutrition
services oﬀered through the Senior Center will
be broadened to meet the changing needs of
the next generation of older residents.
Park space will be expanded and improved to
meet changing recreational needs and desires
with the goal of bringing usable green space
within walking distance of every family.
Vital health and wellness services will be maintained through a public/private partnership to
operate the Azusa Health Center.

Lifelong Learning
As the 21st century promises to be the “age of information,” Azusa’s future prosperity and quality
of life are directly linked to raising educational
standards and creating a pervasive climate for
learning. Particularly given the high incidence of
poverty among immigrant families, “learning”
is the gateway to “earning” and pursuit of the
American Dream.
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The public schools are the linchpin of such a strategy, with the goal of consistent improvement. This
progress is already apparent in our elementary
schools, but lags in upper grades. Embracing a fundamental partnership with Azusa Paciﬁc University, Citrus College, Azusa Uniﬁed School District
(AUSD), and other nearby institutions of higher
learning can set the tone for a community-wide
commitment to the value of lifelong learning.
Vision
“Learning for all” will become the core mission
of the community with educational opportunities
promoted to all residents from preschool to postgraduates. Parents clamor to move to Azusa, in
part, because they are conﬁdent their children will
be able to receive a good education here. With a
well-educated and highly trained work force, the
city has no diﬃculty supporting local companies
or a�racting new business.
KEY ELEMENTS OF THE GENERAL PLAN:

Building a new library for the 21st century

Expanding recreation to ensure a�er-school
programs for all youth and lifelong positive activities for adults.
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Strengthening connections for job training and
placement with business/schools/Chamber of
Commerce working together.
Supporting our public and private schools and
daycare providers.







Create school - library programs where neighborhood school libraries can serve as City library satellites.
Working with school districts to improve
neighborhood learning and recreation opportunities.
Commitment to families.

History
Azusa is the oldest community in the San Gabriel
Valley, predating the arrival of the Spaniards by
six thousand years. The name itself, is derived
from a Native American village along the San Gabriel River. Our heritage was shaped by the era of
Mexican ranchos and early American se�lement.
The modern era began with the coming of the railroad and the founding of a thriving foothill citrus
community, incorporated in 1898.
The evolution from a frontier town to a suburban
city continues today. With the passage of a “Historic Landmark” ordinance in 2001, Azusa has
made a commitment to be�er protect its important historic fabric and to weave it into the city’s
future.

Vision
Azusa will be a community that honors its history,
while actively embracing a be�er future. Actively
telling the story of the legacy and contributions of
the many other cultures who have lived here (NaAzusa’s Future—Be a Part of it!
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tive American, Hispanic, Anglo, and other immigrants) will add luster to Azusa as a unique community for residents and visitors alike.
KEY ELEMENTS OF THE GENERAL PLAN:

Landmarks will be voluntarily protected from
demolition and adaptive reuse will be encouraged using the historic guidelines of the Secretary of the Interior.

Historic districts and landmarks will be identiﬁed, highlighting the Azusa legacy, including:
 Downtown
 Sunset Avenue/San Gabriel Avenue
 Foothill Boulevard/Route 66
 Citrus Industry, as described in the Element.

The Historic and Cultural Landmark Commission will foster tours of historic structures and
historic districts.

An expanded commitment to public art will
carry the theme of Azusa’s natural and historic
legacy.

A new spirit of direct citizen involvement in planning began with the Future Fiesta in October 1999.
Carried forward by the Citizens’ Congress, Azusa
has made a vigorous and permanent commitment
to an educated citizenry shaping our future. Implementation of the new General Plan will take
additional work and study. Public participation is
vital, not only to hammering out the details, but to
ensure that the vision of the Citizens’ Congress is
actually carried out in the years ahead.

Citizen Participation
Without citizen participation in shaping an overall vision for the future, development decisions, in
the past, were largely driven by developers. Azusa
too o�en took what it could, instead of pursuing
what it should.

Vision
An active, informed and educated citizenry will
take an active role in planning for Azusa’s future
development. Citizens will work for the greater
good of the community, not just their own shortterm interests. Public decisions will be made openly
by providing opportunities to participate in problem-solving as well as implementation. This spirit
of democratic involvement will foster community
pride and ensure a brighter future for Azusa.
KEY ELEMENTS OF THE GENERAL PLAN:
An annual “Neighborhood Congress” will help
deﬁne and tackle the key challenges facing the
community.

Informal eﬀorts will be made to engage the
community and individual neighborhood associations on major projects prior to the formal
public hearing process.


Azusa’s Future—Be a Part of it!
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A “community academy” (similar to one conducted by the Azusa Police Department) will be
created to give interested citizens the opportunity to become be�er informed and knowledgeable about planning issues and challenges.
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