Chapter 3: The Built Environment
The General Plan contains three “Elements of
Place”: the Built Environment, the Economy and
Community, and the Natural Environment. This
Element of Place, the Built Environment, is the ﬁrst
of the three. It focuses on ﬁve areas that are or have
been constructed by people. These ﬁve areas are:






City Design (land use and urban form)
Mobility
Housing
Historic and Cultural Resources
Infrastructure

urban cycles. It is allowed or even mandated by
counter-productive public policies implemented
by rigid zoning code standards and subdivision
regulations that segregate complimentary land
uses, impose arbitrary parking and density standards, and forbid the human-scale environments
of traditional neighborhoods and districts. Besides
the loss of a sense of place, conventional land use
pa�erns are costly to the economy and the environment.

City Design
The citizens of Azusa strongly favor preserving
our natural environment and traditional neighborhoods. They also want to reclaim areas that
have declined and foster exciting public places
that will become the source of civic pride. Azusa
is commi�ed to enhancing its distinct identity and
sense of place and rejecting conventional development pa�erns that have made too many towns
into dreary sprawl. There is no place in Azusa for
more ugly strip malls, “cookie cu�er” tract housing or poorly-designed and poorly-maintained
apartments.

This General Plan aims to repair the City’s damaged urban form and reverse the decline of neighborhoods and districts by applying the principles
of New Urbanism (i.e. walkability, connectivity,
mixed-use, traditional neighborhood structure,
timeless architecture and human-scale urban design). The General Plan promotes a more livable
community through raised standards for new development and the removal of the barriers to good
urban form that were built into the City’s codes.
Statutory Requirements
Fortunately, placeless suburban sprawl is not the
inevitable product of market forces or natural
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State of California law (Government Code Section
65302(a)) requires a land use element be pre-
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pared as part of a City’s General Plan. This section
states:
A land use element which designates the proposed general distribution and general location
and extent of uses of the land for housing, business, industry, open space, including agriculture,
natural resources, recreation, and enjoyment of
scenic beauty, public buildings and grounds, solid
waste disposal facilities, and other categories of
public and private uses of land. The land use element shall include a statement of the standards of
population density and building intensity recommended for the various districts and other territory
covered by the plan. The land use element shall
identify areas covered by the plan which are subject to ﬂooding and shall be reviewed annually with
respect to those areas.

The land use section has the broadest scope of the
General Plan elements required by the State. Since
it regulates how land is to be used, many of the
issues and policies contained in all other plan elements are impacted and/or impact this element.
City Design Big Ideas

Land Use

Safe, high quality homes will be available for
all family types and all incomes levels.

Renew local neighborhoods to ensure safe environments for children, enriched by excellent
schools, abundant green space, and a rich community life.

Corridors that provide both commercial and
residential opportunities in mixed-use se�ings
will link neighborhoods to the districts.





Within each of the elements are strong, clear ideas
that can bring about signiﬁcant change for Azusa.
These “big ideas” for City Design are:



Three pedestrian oriented districts; Downtown,
University, and Edgewood.
A fourth district, West End Industrial District,
will provide industrial, manufacturing, and
high tech opportunities for small, midsize, and
large companies. In addition, some commercial
and retail business will be located within the
West End district to support the manufacturers
and businesses.
New passive open space and parks, and active recreation areas will be located along
the river. A new river parkway with hiking
and bike trails will wind its way from Sierra Madre Avenue up to San Gabriel Canyon
Road providing a scenic, heavily landscaped,
meandering roadway linking the new river
amenities to Azusa.

Note: Existing development refers to existing property improvement and completed construction. New development means building or construction that will occur on land that is currently vacant or on land that has been
previously improved.
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A new unique, specialized low scale small hotel/conference center will serve the region‘s
local businesses who are looking for nearby
conference and meeting facilities yet have ambience of being “away from it all” and leaving
the hectic pace of the city.
The hotel/conference center will also serve the
large “wedding reception” market. The hotel/
conference center will also provide overnight
accommodations for those who wish to “make
a weekend of it” exploring the local hiking and
biking opportunities provided by the river,
foothills, and canyons.



redesign neighborhood streets to encourage
pedestrians.

DISTRICT-WIDE
District-wide urban form strategies aim to strengthen the destination nodes of Azusa as centers of the
city. These strategies include:






Urban Form

establishing guidelines and catalytic projects
for the Downtown district, civic center and a
transit-oriented district;
encouraging mixed-use development in the
Downtown and University Districts;
implementing a shared parking or “parkonce”
strategy for the Downtown and, perhaps, the
University District in the city.

CITY-WIDE
City-wide urban form strategies seek to enhance
and capitalize upon Azusa’s regional location: its
immediate proximity to the San Gabriel mountains and San Gabriel River, and its central geographic location within the San Gabriel Valley.

CORRIDOR-WIDE
Corridor-wide urban form strategies are aimed at
strengthening the corridors that connect the city’s
districts and neighborhoods to each other and the
region. These strategies include:


NEIGHBORHOOD
Neighborhood urban form strategies reinforce
the primacy of neighborhoods as the foundation
of a solid and stable city. The strategies include,
but are not limited to:




establishing neighborhood centers based on
civic, commercial and/or recreational uses,
creating neighborhood parks and open space,
where they do not exist; and
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balancing car traﬃc by making corridors safer and more conducive for transit, bikes, and
pedestrians;
establishing each corridor with a unique mix of
uses that deﬁnes neighborhoods and districts;
establishing each corridor with a unique mix of
uses that deﬁnes neighborhoods and districts;
promoting the idea of corridors as portals of
entry into the City of Azusa; and
promoting the introduction of housing in appropriate densities and forms over and adjacent to retail.
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Land Use Existing Conditions
The City of Azusa covers approximately 9.5 square
miles (5,544 acres), with another 1,368 acres in our
sphere of inﬂuence, together totaling 11.8 square
miles. Three-quarters is developed with residential, commercial, industrial, institutional and public uses, along with related streets and highways
(Figure CD-1). The remainder is natural open
space (Table CD-1).
The City’s commercial development is concentrated in our historic Downtown and along six major streets: Azusa Avenue, Citrus Avenue, Foothill
Boulevard, Alosta Avenue, Gladstone Street, and
Arrow Highway. The West End Industrial District
is one of the largest business concentrations in the
San Gabriel Valley.
1. Residential
On the residential side, Azusa neighborhoods contain nearly 13,000 residential dwellings, oﬀering
a wide range of single-family homes, secondary
units, apartment buildings, townhomes, condominiums and mobile home parks as well as specialized housing for seniors, congregate care and
students. As a result of sustained commitment to
promoting home ownership, a majority is again
owner-occupied (Azusa was the only city in Los
Angeles County to move from majority renters to
majority owners during the decade 1990-2000, according to the U.S. Census.)
2. Commercial
Azusa suﬀers from a weak retail/service sector,
falling into four broad categories:
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Neighborhood serving: These independent
businesses (small groceries, bakeries, dry
cleaners etc.) are located in older structures on
corners in older residential areas or in small
mini-malls along adjacent arterial streets. They







appeal primarily to convenience neighborhood
residents and those without access to cars.
Community serving: These service businesses
and independent and chain retailers are primarily located along arterials or clustered into
automobile-oriented centers served by common parking, with the Edgewood, Foothill
Center and College Centers being the largest.
Here you ﬁnd smaller supermarkets, restaurants, independent clothing stores, discounters, health, beauty and other personal or business services.
Regional serving: Without a major “shopping
center,” the main regional serving commercial
use is COSTCO, which generates one-third of
Azusa’s sales tax.
Downtown: Downtown Azusa is undergoing
a renaissance that is ﬁnally ﬁlling long vacant
storefronts with distinctive restaurants, independent retailers and a variety of specialized
shops.

3. Industrial
While industry is a major driving force of the
San Gabriel Valley economy, a disproportionate
amount of it is located in cities with few residents,
like the City of Industry and Irwindale. Azusa is
one of the few older suburbs in the area with a
substantial industrial base covering over 10% of
the total land area concentrated in the West End
Industrial District on both sides of the 210 Freeway.
This has also been a growing sector of the economy
as “tech-driven” ﬂex space appeals to small and
medium size companies looking for combinations
of oﬃce/assembly/lab and warehouse uses. With
the exception of the Northrop-Grumman campus
built during the aerospace boom during the Cold
War, most industrial concerns employ between 50
and 150 workers. Azusa also continues to be a major source of aggregate mined in two major on-going
quarry operations.
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Table CD-1
Existing Land Use
Table 2-1: Existing Land Use
Land Use
Categories

Residential

Land Uses

1 Unit/Lot

% of
City

Parcel
Count

Acres in
Sphere of
Inﬂuence

% Sphere

Total Acres

5,680

868.67

3,106

466.28

1,334.95

465

86.16

22

5.59

91.75

4 or 5 Units/Lot

650

42.91

0

0.00

42.91

6-10 Units/Lot

70

17.08

0

0.00

17.08

11+ Units/Lot

178

202.50

16

8.55

211.05

12

37.32

7,055

1,254.64

Retail

100

Ofﬁce

Subtotal

0

0.00

3.144

480.41

26.56

6

1.04

27.61
20.75

22.6%

1,735.05

105

20.75

0

0.00

38

5.02

0

0.00

5.02

Food Services

57

16.02

5

0.89

16.91

Automobile

189

50.57

6

1.58

52.14

Motel/Hotel

26

7.91

0

0.00

7.91

Multi-tenant

164

74.37

16

2.77

77.14

Subtotal

12

6.07

691

207.26

3.7%

0

0.00

33

6.27

213.53

108

60.91

0

0.00

60.91

Light

368

326.62

0

0.00

326.62

Multi-tenant

100

34.74

0

0.00

34.74

29

240.21

0

0.00

240.21

605

662.48

0

0.00

Subtotal

11.9%

25.1%

6.07
0.5%

Warehouse/Storage

Mining/Quarry

% of
City and
Sphere

37.32
35.1%

Services

Club/Hall

Industrial

Acres in City

2 or 3 Units/Lot

Mobile Home

Commercial

Parcel
Count

0.0%

662.48%

3.1%

9.6%

Source: City of Azusa, 2002
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Table CD-1
Existing Land Use (continued)
Table 2-1: Existing Land Use (continued)
Land Use
Categories
Institutional

Land Uses

% of
City

Parcel
Count

Acres in
Sphere of
Inﬂuence

% Sphere

Total Acres

52

171.68

1

14.23

185.91

Private School

8

3.66

0

0.00

3.66

Public College

3

7.62

0

0.00

7.62

Private College

11

76.41

0

0.00

76.41

Preschool/Daycare

15

8.34

0

0.00

8.34

77

35.00

7

9.51

44.50

117

117.27

1

2.70

19.97

Parking Lots

42

15.87

0

0.00

15.87

Landﬁll

10

211.55

0

0.00

211.55

335

547.39

9

26.44

City

Subtotal

9.9%

1.9%

573.83

Golf Course

25

110.92

0

0.00

110.92

Agricultural/Nursery

24

183.90

15

241.81

425.71

Natural Open

217

1,402.22

6

325.24

1,727.46

Utilities/Food

111

259.33

179

42.67

302.00

Park

25

47.67

2

14.23

61.89

Railroad

49

41.54

3

10.89

451

2,045.56

190

634.84

Subtotal

Vacant

Acres in
City

Public School

Church/Temple

Open Space

Parcel Count

Vacant w/ Structure
Vacant w/out Structure
Subtotal

Streets
Total

36.9%

2,680.40

57

18.80

5

0.99

19.79

148.79

5

3.96

152.75

181

167.58

10

4.96

0.4%

n/a

215.07

15.7%

3,386

1,367.99

n/a

659.39

9,318

5,544.31

11.9%

8.3%

52.42
46.4%

124

3.0%

% of
City and
Sphere

38.8%

172.54%

2.5%

874.46

12.7%

6,912.30

Source: City of Azusa, 2002
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4. Institutional
Public and private institutional uses are the other
major land use in Azusa, covering 10% of the city’s
acreage. The largest use is the 211 acre landﬁll at
Gladstone Street and Irwindale Avenue, followed
by the campuses of the Azusa Uniﬁed School District. Azusa Paciﬁc University has two campuses
east of Downtown. Governmental oﬃces are concentrated in the historic Civic Center (Library,
City Hall, Police Department, Senior Center, and
City Park.)

Neighborhood park space is at a premium, particularly south of the 210 Freeway. Memorial Park
functions as the most used park in the system,
with active uses competing with passive recreation because of the shortage of park acreage.
6. Transportation Network
Streets and highways occupy a huge share of the
community’s available land – well over 10%. These
o�en bleak and auto-oriented environments are
one of the areas of greatest opportunity to beautify and improve for use by pedestrians, bicyclists,
and public transit users.
Land Use Issues

5. Open Space
Azusa is blessed with tremendous open space resources, with nearly 40% of the City undeveloped
or devoted to commercial nursery use, parks, ﬂood
control channels, utility easements, and a golf
course. Natural open space is focused on the San
Gabriel Mountains and River areas that are a key
priority for preservation and restoration as well as
for habitat and recreational resources.

Over the past hundred years, particularly since
the suburban boom a�er World War II, virtually
all of the developable land within the City of Azusa and its Sphere of Inﬂuence has already been developed. That dictates the fundamental pa�erns
and distribution of land use. But over the next
twenty years, both rehabilitation and redevelopment can substantially reshape the quality of life
and standard of living for future residents.
The vision of this General Plan is to reestablish
traditional neighborhood fabric where it is frayed
or never existed and to strengthen distinct commercial and mixed-use districts. The challenges in
this kind of targeted preservation and redevelopment are fundamentally diﬀerent from the suburban development of vacant or agricultural land.
It is inherently more complex not only economically, but also socially and politically as well.
Since a healthy future requires inﬁll and recycling
of uses, the new investment must be accommodated in ways that support, rather than erode the
health of existing neighborhoods and reinforces
Azusa’s distinct identity and sense of place.
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The older, traditional neighborhoods and
districts of Azusa were long neglected,
while the newer development of the last
fifty years is largely geared to the placeless
auto-oriented landscape of suburban strips
and housing tracts.
Many of the City’s homes, townhomes, and
apartments are too small and lack the character
and durability that make them competitive with
newer housing being built in the far suburbs.
Yet continued increases in land, development,
and construction costs put recycling out of
reach, particularly for any level of housing affordable to low or even moderate income individuals and families.
Most of the existing residential neighborhoods
lack distinctive character or deﬁned “edges”
that bolster the kind of neighborhood identity
that can both add value and provide common
cause for neighbors to organize to improve
their immediate environment.
While Azusa oﬀers a wide range of job opportunities and is an increasingly active gateway
to regional recreational uses, local residents
lack an a�ractive range of retail and service
choices. The City’s retail areas, particularly in
Downtown, are not yet competitive with commercial areas in nearby cities.
While viable commercial corridors or districts
work best with compatible uses conveniently
located together, our main commercial corridors (Foothill Boulevard, Alosta Avenue, Azusa
Avenue, Gladstone Street, Citrus Avenue) are
typical suburban strips with fragmented and
o�en obsolete development pa�erns.
New retail and commercial growth will inevitably be adjacent to neighboring residents and
businesses, so it must respect their scale and
character. New and expanded buildings should
enhance, not detract from neighboring uses
by appropriate scale and connections as well
as high quality and visually distinctive architecture to make more vibrant and prosperous
places.
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Industrialization nearly wiped out so� and
green connections to the San Gabriel River and
mountains. Recapturing the beauty and restorative power of these assets will beneﬁt residents
and a�ract visitors to support new investment
and commerce. Protecting the character and
habitat of these areas is a vital environmental
responsibility.
The West End Industrial District is a regionally
important source of jobs and wealth. A compatible mix of stores, restaurants, gas stations,
oﬃces, warehouses, public storage and other
uses strengthens the district’s vitality, but care
must be taken to ensure that other uses do not
crowd out the underlying industrial productivity and viability of this important economic
resource.
While Azusa’s green spaces are both signiﬁcant
recreational and visual assets for residents and
visitors, most of them lie north of the 210 Freeway. Azusa needs to seek maximum joint use
opportunities with schools and other partners
to enhance and expand green space for active
and passive recreation, particularly in the most
densely populated areas of the City south of
Foothill Boulevard.
The deep scars of a century of aggregate mining represent both the most calamitous injury
and the most extensive opportunity for re-use
in Azusa. While existing quarry operations
contain substantial unmined reserves, the time
has come to plan for the reclamation of these
active quarries, reduce the intrusiveness of
their impacts, and to be�er reclaim mined-out
quarry sites.

Land Use Vision
Achieving Azusa’s future vision rests on improving the connections between pleasant, safe, and
walkable neighborhoods and distinct districts offering the stores, workplaces and services needed
for a thriving community. The most important
links are corridors lined primarily with a�ractive
3-9
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townhomes, along with an appropriate mix of ofﬁce and neighborhood retail/services, usually located on the ground ﬂoors.

Azusa will also continue to promote our commercial and manufacturing West End, by supporting
the retention and expansion of existing businesses
and continuing to a�ract new ﬁrms that supply
good jobs.

Land Use Planning Concepts




A much greater emphasis will be made in the
years ahead on protecting our natural beauty and
resources from the mining or development of undisturbed areas along the River and foothills. Azusa will pursue the vision of an eventual 1,700 acre
protected area, protecting habitat and providing
appropriate recreational opportunities along the
river that has nourished human se�lement along
its banks for 6,000 years.
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Residential areas will emphasize a “sense of
place” by strengthening or introducing the
physical structures of healthy neighborhoods,
including:

creating neighborhood centers within in
each neighborhood;

promoting neighborhood associations to
foster community pride, connections, and
relationships.

improving safety and well-being through
the provision of lighting, sidewalks, street
trees, traﬃc calming measures, and other
human-scale amenities that foster pedestrian activity but do not create traﬃc congestion.
In order to promote a stronger retail and oﬃce
community, commercial uses will be encouraged to concentrate within the districts rather
than along strip commercial corridors. Along
the corridors, townhomes and limited commercial uses will be encouraged in mixed-use
se�ings.

The manufacturing and industrial sector will
be protected and promoted to continue to enrich the local and regional economy.
Passive and active recreational amenities will
be encouraged along the river, in detention
basins, and quarried areas, as they are reclaimed.
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Recognizing that the market demand for corridor residential and residential/mixed use
remains unknown, for environmental evaluation purposes, the 20 year build-out of total
residential units in Azusa and its Sphere of
Inﬂuence has been estimated to be 3,400 total
units. Leaving aside the 1,250 units slated for
Monrovia Nursery under the Council-adopted
Speciﬁc Plan, that projects an annual construction of just over 100 units a year.
Given the troubled past history of many apartments and some condominium projects in Azusa, the Citizens’ Congress and City Council seek
assurance that the new corridor housing will
maintain a high level of maintenance, reﬂecting high quality design as well as a high proportion of ownership versus rentals. Moreover,
since the ownership percentage, household size
and make-up of such new housing remains unknown, there is a need to re-evaluate the new
housing and its impact on traﬃc, schools, parks
and other public infrastructure when such impacts can be evaluated with greater certainty
based on historical data rather than projections.

of the City and Sphere of Inﬂuence. (LU1
and LU2)
1.2 Establish land use designations and appropriate density standards and development standards to:

ensure a balance of land uses; and

enhance the City’s long-term economic and ﬁscal well-being, including
housing units of all types and prices;
retail and commercial uses; employment generating industrial businesses;
recreational facilities; governmental
services; utilities and infrastructure;
institutional and religious; and open
space as deﬁned in Land Use Diagram
Classiﬁcation, Table CD-2, and shown
on the Regulating Plan, Figure CD-3
and Land Use Diagram, Figure CD-4.
(LU1, LU2, and LU24)
1.3 Limit new development on undeveloped lands within the canyons, in the
foothills, and in the mountains. (LU1,
LU2, and LU6)

Land Use Goals and Policies

1.4 As appropriate, incorporate those
areas not yet located within the City
of Azusa’s jurisdiction in the City’s
Sphere of Inﬂuence. (LU7 and LU11)

GOAL
1 PROVIDE FOR A COMPLETE AND INTEGRATED MIX
OF RESIDENTIAL, COMMERCIAL, INDUSTRIAL,
RECREATIONAL, PUBLIC AND OPEN SPACE MEETING THE NEEDS OF EXISTING AND FUTURE RESIDENTS AND BUSINESSES.

Neighborhoods
GOAL

POLICIES
1.1 Establish the urban form of neighborhoods, corridors, districts, and recreation/
open space as shown on Urban Form Diagram, Figure CD-2. Figure CD-2 indicates
the location of neighborhoods, districts,
corridors in the urban form structure.
Figure CD-3 indicates the proposed land
uses for those areas within the urban
form structure as well as all other areas
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2 AZUSA IS A RENEWED COMMUNITY OF BEAUTIFUL
HOMES AND STABLE NEIGHBORHOODS PROVIDING A SAFE ENVIRONMENT, GREEN SPACE, AND A
BROAD COMMUNITY LIFE.

POLICIES
2.1 Establish Azusa as a “community of neighborhoods”. Using a scale of a ﬁve-minute
walk, each interconnected neighborhood
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Table CD-2
Land Use Plan Classiﬁcation
Typical Principal Use
(Not All Inclusive)

Category

Maximum Density/Intensity and Heights
(See Figure CD-4)

Low Density Residential



Single Family Residential

0-8 units per net acre

Medium Density Residential



Single Family Residential

8.1-15 units
per net acre

Moderate Density Residential



Multi-Family Residential

15.1-27 units per net acre

Neighborhood Center





Commercial





Commercial/Industrial Mix Use



Neighborhood serving retail (restaurants, household goods, personal services, etc.)
Mixed-use

Single Use Residential:
14-27 units per net acre
Single Use Commercial:
0.35-1.8 FAR

Retail (restaurants, hosehold goods,
personal services, food sales, drugstore, building materials and supplies, overnight accommodations,
cultural facilities, professional)
Oﬃce

0.35-6.0 FAR

Commercial (oﬃce & retail)/Industrial

Mixed Use: 0.5 FAR
Single Use Commercial:
0.35-0.5
Single Use Industrial: 2.4
FAR

Commercial/Residential Mixed
Use
Residential/Commercial Mixed
Use

Recreation/Landﬁll Mised Use
Transit Station









Commercial (oﬃce & retail)/Residential
Residential/Commercial (oﬃce &
retail)

Recreation/Landﬁll
Transit depot
Commercial (retail & oﬃce)/Residential Mixed Use

Mixed Use: 1.5 FAR
Single Use Commercial:
0.35-1.8 FAR
Single Use Residential:
14-27 units per net acre
N/A
Mixed Use: 2.5 FAR
Single Use Residential: 27
units per net acre
Single Use Commercial:
2.0 FAR

Azusa’s Future—Be a Part of it!
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Table CD-2
Land Use Plan Classiﬁcation
(Continued)
Typical Principal-Use
(Not All Inclusive)

Category
Hotel/Conference Center




Light Industrial

Hotel
Conference Center

0.2 FAR

Light manufacturing
Professional oﬃces
Industrial supporting retail, restaurants, and similar uses

0.5-2.0 FAR

Heavy manufacturing
Related use

0.5-3.0 FAR
0.35-1.2 FAR



Religious
Community Meeting
Schools (public and private)
Governmental Oﬃces

Recreation



Dedicated parks or ﬁelds

N/A

Open Space



Privately or publicly owned and
intended as open space for passive
recreation, aesthetic, resource-management, and vested mining.

N/A

Drainage/Utilities



Flood control channels
Electrical easements

N/A





Industrial




Institutional/Schools
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Maximum Density/Intensity ad Heights
(See Figure CD-4)

Must Be Of a Scale and
Intensity that Respects
Surrounding Uses
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will develop its own unique character, but
all neighborhoods will share common elements:

a “neighborhood center” that provides a place for neighbors to gather.
The center can be located in the middle of the neighborhood or at its edge.
The center might include a school, a
park, a neighborhood store, or perhaps, all three;

high-quality new and renovated homes
available to a broad range of buyers;

single family homes will be the predominate type of housing within the
neighborhood, but a mix of other
housing types will be permi�ed if
they currently exist or if they are compatible in scale and character as the
surrounding neighborhood. (LU1,
LU3, LU6 and LU9)

2.3 Establish neighborhood associations and
organizations to create neighborhood
improvement strategies and foster neighborhood social and safety events. (LU15)
2.4 Preserve and protect established, stable
residential neighborhoods. (LU1, LU13,
LU14, LU17, and LU18)
2.5 Enhance neighborhoods by adding traditional elements such as pedestrian oriented, street lighting, street trees, landscaped
parkways, traﬃc calming measures, and
neighborhood centers. (LU1, LU3, LU13,
LU14, LU16, and LU18)

2.6 Permit and, as appropriate, encourage the
rebuilding of neighborhoods that have areas damaged by poor development, poor
maintenance, and rapid resident turnover in an eﬀort to restore stability and rebuild neighborhood character. (LU1, LU3,
LU 10, LU13, LU14, LU16, and LU18)

2.2 Working with neighborhood residents,
reﬁne the “Neighborhood” Map to accurately reﬂect neighborhood edges (Figure
CD-5). (LU15)

Azusa’s Future—Be a Part of it!

2.7 Accommodate the development of singlefamily housing in all neighborhoods in
accordance with Table CD-2. (LU 1 and
LU2)
2.8 Accommodate the development of multifamily housing along the corridors,
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and as mixed use along the corridors and
districts in accordance with Table CD-2.
(LU1, LU2, and LU4)
2.9 Require both single family residential and
multifamily units and sites be designed to
convey a high level of quality and character, and reﬂect and complement surrounding neighborhood character. This
includes, but not limited to:
Single Family and Multifamily

using “living space forward” design
concepts;

modulation and building elevation
articulation and masses (avoiding undiﬀerentiated “boxlike structures”);

incorporating well-deﬁned roof lines;

using extensive site landscape to complement the architectural design of
the structure; and

minimizing the amount and width
of paving in front and side yards for
driveway and garage access.
Multifamily

conveying the visual character of individual units rather than a singular
building mass and volume for multifamily structures;

including separate, well-deﬁned entries for each residential unit;

locate the ﬁrst occupiable ﬂoor at or
near the predominate grade elevation,
ensure subterranean parking facilities
are not visible from the street frontage; and

siting and design of parking areas and
facilities to be integrated with and not
dominate the architectural character
of the structure. (LU1, LU2, LU6 and
LU9)
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2.10

Require new residential development
in existing traditional residential neigborhoods to be compatible with existing
structures, including the:

maintenance of the predominant existing front yard setback; and

use of complementary building
materials, colors, and forms, while
allowing for ﬂexibility for distinguished design solutions. (LU1,
LU6, and LU9)

2.11

Require the design of new residential
developments to include the following:

greenbelts, sidewalks, landscaped
parkways, parks, recreation amenities, and other community amenities;

minimizing the width of streets to
encourage pedestrian activity and to
slow traﬃc, as appropriate;

potentially, include well designed
and lighted alleys to minimize the
dominance of garages along street
frontage;

siting of development to avoid disturbances of sensitive areas and
maintain important environmental
resources, including topographical
formations and habitat; and

accommodate the development of
recreational, community meeting,
educational, and day care facilities
in all residential areas, provided that
3 - 19
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they are compatible with the intended residential function and character of the neighborhood, and subject
to City review and approval. (LU1,
LU2, LU6, LU8, LU9, and UF4)
2.12

Allow for the development of housing
types intended to meet the special needs
of senior citizens, the physically challenged, and low and moderate income
households provided that the units are
designed to be compatible with adjacent residential structures. (LU1, LU2,
and LU3)

Corridors
GOAL
3 AZUSA’S CORRIDORS WILL BE TRANSFORMED INTO
WELL-PLANNED TRANSIT CORRIDORS, PROVIDING
SOME RETAIL AND COMMERCIAL OPPORTUNITIES
IN MIXED-USE SETTINGS, PROVIDING OPPORTUNITIES FOR NEW HOMES, AND CONNECTING ALL OUR
NEIGHBORHOODS AND DISTRICTS.

POLICIES
3.1 Strengthen the four corridors (Azusa Avenue South, San Gabriel Avenue, Foothill Boulevard, and Arrow Highway)
through:

encouraging mixed-use development
where commercial and retail uses are
located on the lower ﬂoor and residential units are located on upper ﬂoors
in individual buildings (see Land Use
Diagram and Regulating Plan);

encouraging inﬁll residential development in a mixed-use or “single use”
se�ing;

encouraging the recycling of marginal
“stand alone” commercial uses into
mixed-use se�ings and inﬁll residential uses; and
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When planning for the narrowing
of San Gabriel Avenue, consider the
right-of-way needs for the Golden
Days Parade.
The corridors’ character should be
strengthened according to their predominate character:

San Gabriel Avenue – shall be predominately residential with “stand
alone” single and multifamily homes;
some supportive, smaller scale commercial (neighborhood serving retail, restaurants, etc.) uses in “stand
alone” or mixed-use structures; and
a narrowing of the street through the
possible use of landscaped medians
and widened landscaped parkways;

Azusa Avenue (South) – shall be
predominantly commercial uses in
mixed-use se�ing nearby Downtown
and near the freeway and transitioning to predominately residential uses
in both mixed-use and single use
structures farther south;

Foothill Boulevard (west of Downtown)—should be predominately
residential character with housing
occurring in both stand alone and in
mixed-use se�ings. Foothill Boule
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vard (between Downtown and the
University District)—shall be predominately commercial with the inclusion of housing as mixed use.
Arrow Highway – shall be a mix of residential and commercial uses in single
use structures as well as mixed-use
structures. Heightened design awareness is necessary, given this corridor
is the southern edge of the City. (LU1,
LU6, LU9, LU10, LU14, and LU16)

3.2 Multifamily and mixed-use units and sites
are designed to convey a high level of quality and character, and reﬂect and complement surrounding neighborhood character. This includes, but is not limited to:

using “living space forward” design
concepts;

modulation and building elevation
articulation and masses (avoiding undiﬀerentiated “boxlike structures”);

incorporating well-deﬁned roof lines;

using extensive site landscape to complement the architectural design of
the structure;

conveying the visual character of individual units rather than a singular
building mass and volume for multifamily structures;

including separate, well-deﬁned entries for each residential unit;

locating the ﬁrst occupiable ﬂoor at or
near the predominate grade elevation,
ensure subterranean parking facilities
are not visible from the street frontage; and

siting and design of parking areas and
facilities to be integrated with and not
dominate the architectural character
of the structure. (LU1, LU2, LU3, LU4,
LU6, and LU9)
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3.3 Require new developments to provide for
on-street landscaping, landscaped parkways, and other streetscape as speciﬁed
in the Urban Form Element and Development Code. (LU1 and LU6)

3.4 Limit strip commercial zoning throughout
all of the corridors. (LU1)
Districts
GOAL
4 AZUSA WILL HAVE A THRIVING AND WELLBALANCED BUSINESS SECTOR LOCATED WITHIN THREE
PEDESTRIAN ORIENTED DISTRICTS THAT PROVIDE
DINING, RETAIL, OFFICE, AND ENTERTAINMENT
EXPERIENCES, AND ONE INDUSTRIAL/TECHNOLOGY DISTRICT THAT PROVIDES “TECH –DRIVEN”
MANUFACTURING, WAREHOUSING, AND OTHER
INDUSTRIAL USES ALONG WITH SUPPORTING COMMERCIAL USES.

POLICIES
4.1 Foster commercial activity in four focused districts: Downtown, University,
Edgewood, and West End, not precluding appropriate activity in other locations such as neighborhood centers and
corridors, as speciﬁed in this General
Plan. (LU1 and LU4)

3 - 21

Chapter 3: The Built Environment
4.2 Encourage the revitalization of the four
districts each with its special or unique
focus, identity, and mix of uses:

Downtown District is the heart of the
City to be anchored by the Gold Line
light rail transit station and transit
oriented development at the northern
end. Downtown will provide a “distinctive” shopping experience with
smaller stores, restaurants, and entertainment, art and cultural events,
public plazas and gathering places, all
building on the historic architecture
in the area. Downtown will emphasize pedestrian oriented commercial
and residential uses in a mixed-use
se�ing.



4.3 In the Downtown, University, and Edgewood districts:

Encourage the development of outdoor dining, “sidewalk” dining and
other similar uses that do not impede
pedestrian activity.
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University District will serve residents
on the east side of the city as well as
the students, faculty, and staﬀ associated with the Citrus College and Azusa Paciﬁc University. This district will
be transformed into a pedestrian oriented activity node based on a revitalized Foothill Center and Promenade
Center providing full service markets,
shopping, and dining experiences.
Edgewood District serves the southern area residents with shopping,
dining, and services. The Edgewood
District will be an a�ractive southern
gateway to the City.

West End Industrial District will be
the main job center and economic
base of Azusa providing specialized,
technological, and manufacturing employment opportunities and supporting retail and commercial uses. (LU1,
LU4, LU6, and LU14)





Encourage the development of housing in both mixed-use se�ings and
“stand alone” structures, provided
that the “stand alone” structures provide each unit with ground ﬂoor individual entry, and the architecture and
site design convey the sense of individual units.
Require all new development and
encourage the remodeling of existing
buildings to provide the maximum
window exposure and minimize
“blank wall” exposure to the sidewalk
and street.
Encourage the development of
shared parking or “park once” parking concepts.
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Require single level, “at grade” parking facilities to be generously landscaped with shrubs and trees.
Commercial uses are the use of “ﬁrst
choice” to wrap around the ﬁrst story
exterior of parking structures. However, if other types of uses can be
proven to further pedestrian oriented
goals and blend with the surrounding
environment, then the Planning Division may consider their use as parking structure “wrappers”.
Link individual buildings, public plazas, and parking facilities with each
other through the use of walkways
and sidewalks.
Require new developments and substantially remodeled commercial developments to integrate sidewalks, plazas,
and other amenities that contribute to
pedestrian oriented activities.
Maintain distinctive and pleasant
physical environments for the districts through public streetscape,
landscaped parkways, pocket parks,
and street amenities (water fountains,
shaded benches, shaded bus shelters,
trash receptacles, pedestrian scaled
lighting, public and entry signage,
etc.) (LU1, LU2, LU3, LU4, LU6, LU9,
LU10, and LU14)

4.4 Encourage tax generating uses that are
active each day of the week in the Downtown District. (LU1)
4.5 Within the Downtown District and the
Promenade area of the Monrovia Nursery site, provide for the development of a
Gold Line transit station (to be served by
rail, bus, and private vehicles), supporting
transit-oriented development including
passenger service uses and commuter/residential uses (dry cleaners, bakeries, small
grocers, etc.). (LU1)
4.6 Strengthen the “Civic Center” area,
through the:

library expansion and/or relocation;

post oﬃce relocation;

a shared parking facility/public plaza
development;







Council Chambers and City Hall modernization and, possible, expansion;
Historical Museum enhancement, and
possible, expansion; and
direct pedestrian links between civic
uses (Police Department building, City
Hall complex, Library, Senior Center)
with the Downtown and a Gold Line
transit center. (LU1, LU10, and LU11)

4.7 Accommodate both residential and commercial development within the University District and Edgewood District that
serves local residents, such uses include
full service markets and other stores,
restaurants, and services such as beauty
shops, dry cleaners, etc. (LU1)
Azusa’s Future—Be a Part of it!

3 - 23

Chapter 3: The Built Environment

4.8 Accommodate industrial, manufacturing
and supporting commercial use within
the West End Industrial District and in accordance with Table CD-2. (LU1)

4.11 In the West End Industrial District, along
Foothill Boulevard, strengthen the Foothill corridor through:

encouraging a mix of industrial and
industrial serving commercial uses;

permi�ing auto related uses and repair uses, however, require service
areas and service bays to be designed
so that they are not seen from Foothill Boulevard; and

improving visual quality through
encouraging lot consolidation and
revitalization, facade improvements,
sign control and upgrades, and
streetscape improvements. (LU 1,
LU4, LU9, LU10, LU14, and LU16)
Commercial and Mixed Use

4.9 Require buildings within the West End
Industrial District to be uniquely identiﬁable, distinguished in their architecture
and site planning, and compatible with
adjacent uses and districts. (LU1, LU3,
LU6, LU9, and LU10)

GOAL

4.10 In the West End Industrial District, establish and require new developments to
provide pedestrian and landscape linkages to other areas and businesses within
the district and to the Foothill Boulevard
corridor, as appropriate. (LU1, LU4, and
LU6)

POLICIES
5.1 Accommodate development of commercial and mixed-use development in accordance with Table CD-2. (LU1)

5 ALLOW FOR AND ENCOURAGE THE INTENSIFICATION OF COMMERCIAL USES IN THE CORRIDORS
AND IN THE DISTRICTS TO PROVIDE ECONOMIC
STABILITY AND TO PROVIDE RESIDENTS WITH ESSENTIAL GOODS AND SERVICES.

5.2 Require new mixed-use and inﬁll residential uses to be designed and developed to
achieve a high level of quality, distinctive
character, and compatibility with existing uses along and adjacent to the corridors and located behind the corridors,
and developed in accordance with the Urban Form Element and the Development
Code. (LU1, LU3, LU6, and LU9)
5.3 Require that mixed-use structures be sited
and designed to enhance pedestrian activ-
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ity along the sidewalks, including but not
limited to:

incorporating uses in the ﬁrst ﬂoor
along the street frontage that stimulate pedestrian activity, encouraging
professional oﬃces and other similar
uses to be located in the rear or above
the ﬁrst ﬂoor;

siting the linear frontage of the building along the front property line to
maintain a “building wall” character,
except for areas contiguous with the
structure used for outdoor dining or
courtyards;

incorporating landscaping that visually distinguishes the site or structure
(planters, window boxes, etc.);

incorporating arcades, courtyards,
and other recesses along the street
elevation to provide visual relief and
interest;

extensive articulation of building facade and use of multiple building volumes and planes;

using rooﬂines and height variations
to break up the massing and provide
visual interest;





visual diﬀerentiation of upper and
lower ﬂoors;
distinct treatment of building entrances, use of pedestrian-oriented projections and other signage;

Azusa’s Future—Be a Part of it!




prohibiting automobile services; and
limiting drive-thru uses and other
similar uses. (LU1, LU3, LU4, LU6,
and LU9)

5.4 Encourage building elevations above the
second ﬂoor to be set back from the street
facing facade to minimize the impact of
height and bulk on abu�ing sidewalks
and streets. (LU1)
5.5 Require mixed-use structures are designed to mitigate potential conﬂict between commercial and residential uses
(e.g. noise, light, security, and vehicular
access) and provide adequate amenities
for residential occupants (e.g. on site open
space and recreational amenities.) (LU1,
LU6, LU8, and LU9)
5.6 Require single level, “at grade” parking
facilities to be generously landscaped with
shrubs and trees. (LU1)
5.7 Require all new development and encourage the remodeling of existing development to provide the maximum window
exposure and minimize “blank wall” exposure to the sidewalk and street. (LU1,
LU6, and LU9)
5.8 Promote the development of a small retreat/conference center located at the base
of Azusa Canyon to serve regional businesses. Conference center would serve
those businesses requiring one or two day
retreats/ conferences or the general public
for weddings, family reunions, and other
personal events. Facilities could include
meeting/banquet rooms, limited overnight
accommodations, meal service, landscaped
grounds, trails, etc. (LU1 and LU4)
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Industrial

Public and Institutional Uses

GOAL

GOAL

6 AZUSA WILL USE ITS ADVANTAGES (TRANSPORTATION ACCESS, AFFORDABLE POWER AND WATER,
SAFE NEIGHBORHOODS, PROXIMITY TO NATURAL
RESOURCES) TO BOLSTER ITS TECHNOLOGY AND
MANUFACTURING BASE AND TO REMAIN GLOBALLY
COMPETITIVE.

POLICIES
6.1 Accommodate industrial development in
accordance with Table CD-2. (LU1)
6.2 Require all industrial buildings to be distinctive, constructed of high quality materials, and be of interesting and strong
design. All buildings shall be visually attractive from the street, and from adjacent
or nearby properties. (LU1, LU3, LU6,
and LU9)
6.3 Require rooﬂines and building elevations
to be visually a�ractive from all vantage
points. (LU1, LU6, and LU9)
6.4 Require site development plans to:

incorporate physical and visual design
elements that buﬀer industrial use
from any nearby residential neighborhood or use;

provide elements that link commercial
and industrial uses (sidewalks and
paths, common architectural design,
signage, landscape, etc.);

site commercial buildings around
common open spaces and plazas accessible to the public; and

require single level, “at grade” parking facilities to be generously landscaped with shrubs and trees. (LU1,
LU6, and LU9)
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7 ENSURE THAT PUBLIC AND INSTITUTIONAL USES
SUCH AS GOVERNMENT AND ADMINISTRATIVE OFFICES, RECREATION FACILITIES, CULTURAL CENTERS, AND EDUCATIONAL USES ADEQUATELY SUPPORT THE EXISTING AND FUTURE POPULATION.

POLICIES
7.1 Allow for the:

continuation of existing public recreational, cultural, educational, institutional and health uses at their present
locations; and

development of new uses in other
areas, in accordance with Table CD2 and contingent on City discretionary review and approval, where they
complement and are compatible with
adjacent land uses. (LU1, LU6, LU7,
and LU9)
7.2 Allow for the development of private recreation, cultural, educational, institutional, and heath-care uses along corridors
and in districts, in accordance with Table
CD-2, and provided that they are compatible with adjacent uses and subject to the
City discretionary review and approval.
(LU1, LU6, LU7, and LU9)
7.3 Allow for the continuation of existing and
development of new community meeting
facilities, in accordance with Table CD-2,
in neighborhood centers, and along corridors where they are compatible with
adjacent land uses and subject to the City
review and approval. (LU1, LU6, LU7,
and LU9)
7.4 Allow for the continuation of existing
and development of new child-care and
senior-care facilities, in accordance with
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Table CD-2, in neighborhoods, and along
corridors where they are compatible with
adjacent uses and subject to City review
and approval. (LU1, LU6, LU7, and LU9)
7.5 Permit, where appropriate, greenbelts,
trail connections, and landscaped open
space as secondary uses in and/or along
ﬂood control channels and storm drainage right-of-ways. (LU13)

7.8 Evaluate the feasibility of expanding the
City Hall complex. (LU13 and LU20)
7.9 Designate and acquire, through dedication
or other legal means, lands for the continuation and expansion of:

public streets;

freeway interchanges; and

utility corridors, easements, and facilities. (LU1 and LU13)

7.6 Allow for the reuse of public and utility
properties and facilities for private use,
with the type and intensity of use to be
permi�ed on site as determined by:

Recreation and Open Space
GOAL







compatibility with the type, character,
and intensity of adjacent uses;
contribution of public beneﬁts;
revenue contribution to the City; and
formulation and approval of speciﬁc
plan. (LU1, LU4, LU6, LU7, LU9,
LU11, and LU20)

7.7 Establish standards for the City and coordinate with other public agencies to
ensure that public buildings and sites are
designed to be compatible in scale, mass,
character, and architecture with existing
buildings. (LU1, LU9, and LU11)
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8 PRESERVE AND PROVIDE OPEN SPACES FOR CITY’S
RESIDENTS THAT PROVIDE VISUAL AMENITY, RECREATIONAL OPPORTUNITIES, PROTECT ENVIRONMENTAL RESOURCES, AND PROTECT THE POPULATION FROM NATURAL HAZARDS.

POLICIES
8.1 Designate and accommodate lands for the
provision of recreational open space on
the Land Use Diagram and on the Land
Use Table (Table CD-2) that are suﬃcient
to meet the needs of Azusans. (LU1)
8.2 Designate lands and accommodate for the
provision of passive open space on the
Land Use Diagram and on the Land Use
Table (Table CD-2) that provide balance to
suburban development. (LU1)
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8.3 Consider establishing a foothill canyon
buﬀer zone at the edge of the foothills
to serve as a transition from the urban to
non-urban areas and to provide for both
human and animal safety, and plant habitat. (LU21 and OS15)
8.4 Actively work with the mining companies
to develop reclamation and re-use plans
that facilitate the environmentally sound
and aesthetically pleasing reclamation of
their sites. (LU22 and MR7)

8.8 Seek the introduction of natural habitat
and pocket parks into neighborhoods.
(LU1, OS1, and OS12)
8.9 Require developers of any use whose scale
may signiﬁcantly impact existing open
space resources to allocate suﬃcient lands
as permanent open space for recreation,
visual amenity, and/or environmental resources protection (by dedication, easement, or other City approved technique.)
(LU5, LU6, and LU7)

8.5 Actively work with the mining companies
to develop reclamation and re-use plans
that facilitate the potential for active recreational uses in the detention basins and
other quarry oriented sites. (LU22 and
MR7)
8.6 Actively work with the mining and waste
management companies to develop a golf
course or other recreational open space
on its landﬁll site when the landﬁll has
reached its capacity. (LU22)
8.7 Work with other public, quasipublic, and
private agencies to develop open space
and recreation amenities (trails, paths,
parks, trail heads, etc.) along the river and
River Parkway. (LU11, LU22, and REC2)

8.10 Provide for the development of additional open spaces for recreational purposes
in accordance with the Parks Master
Plan. (LU 1 and REC3)
8.11 Provide for the acquisition and development of parks and recreational lands and
facilities in accordance with the Parks
Master Plan. (LU1 and REC3)
8.12 Protect the canyons, foothills, and river
as open space and environmental resources. (LU1)
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Linkage of Development with Supporting
Infrastructure and Public Services
GOAL
9 ENSURE THAT LAND USE DEVELOPMENT IS ADEQUATELY SERVED BY SUPPORTING INFRASTRUCTURE AND PUBLIC SERVICES.

POLICIES
9.1 Plan, implement, and monitor public infrastructure and service improvements
necessary to support land uses accommodated by this General Plan. (LU11 and
LU12)
9.2 Require that type, amount, and location
of development be correlated with the
provision of adequate supporting infrastructure. (LU1, LU11, and LU12)
Land Use Compatibility
GOAL
10 ENSURE THE COMPATIBILITY AMONG VARIOUS
TYPES OF LAND USES.

POLICIES
10.1 Require the consideration and mitigation of noise, light, vehicular, and other
impacts on residential properties in the
design of commercial and industrial development. (LU1 and LU6)
10.2 Require on-site lighting of institutional,
commercial, and industrial uses be constructed or located so that only the intended area is illuminated, oﬀ-site glare
is minimized, and adequate safety is
provided. (LU1 and LU6)
10.3 Require that the elevation of all parking structures facing residential parcels
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be lined with residential or commercial
uses, enclosed, or controlled to prevent
adverse noise and air emissions impacts
on residences. Incorporate architectural
design elements, such as surface treatments, oﬀ-set planes, and structural articulation and landscape, to provide visual interest and to be compatible with
adjacent residences. (LU1 and LU6)
10.4 Require roo�op parking adjacent to
residential areas be enclosed by a wall
or other appropriate element within an
adequate distance to prevent adverse visual and noise impacts. (LU1 and LU6)
10.5 Require that entertainment (including
sporting), dining, and drinking establishments, and other uses characterized
by high activity levels provide adequate
physical and safety measures to prevent
negative impacts on adjacent properties.
(LU1, LU6, and LU7)
10.6 Work with public and private organizations and individuals to minimize the
land use impacts in and around the river,
the canyons, and foothills, such impacts
may include but not be limited to noise
generation, natural resources encroachment, air quality degradation, aesthetic
degradation, etc. (LU11)
10.7 Control the development of industrial
and other uses that use, store, produce,
or transport toxins, generate unacceptable levels of noise, air emissions, or
contribute other pollutants requiring adequate mitigation measures conﬁrmed
by environmental review and monitoring. (LU1 and LU7)
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Building and Property Maintenance
GOAL
11 ENSURE THE PROPER MAINTENANCE OF BUILDINGS AND PROPERTIES.

POLICIES
11.1 Require all structures to be constructed
in accordance with City building and
other pertinent codes and regulations,
including all new, adaptively re-used,
and renovated buildings; allowing appropriate exceptions for historically-signiﬁcant buildings. (LU3)
11.2 Periodically review and update the
City’s building and development codes
and regulations to ensure that they incorporate professionally accepted stateof-the-art standards. (LU1, LU2, and
LU3)
11.3 Require all developments including renovations and adaptive reuse of existing
structures (except historically signiﬁcant
buildings) be designed to provide adequate space for access, parking, supporting functions, open space, and other
pertinent elements. (LU1 and LU3)
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11.6 Provide economic assistance, as funds
are available, for the improvement of
physically deteriorated and blighted
structures. (LU16 and LU18)
11.7 Require new development and existing
development be maintained in a safe
manner. (LU23)
General Plan and Development Code
Maintenance
GOAL
12 ENSURE THAT THE CITY’S GENERAL PLAN AND DEVELOPMENT CODE ARE UPDATED AND MAINTAINED
TO INCREASE EFFECTIVENESS.

POLICIES
12.1 Review the General Plan and the related
Development Code, annually, to ensure
internal consistency with federal, state,
and local regulations and policies. (LU1
and LU19)
12.2 Continue to collect General Plan and
other impact fees to pay for the cost of
maintaining an up-to-date General Plan,
Development Code, and other related
plans and documents. (LU19)

11.4 Monitor the conditions of buildings in
the City and enforce pertinent building and development codes. (LU3, and
LU17)

12.3 Prepare an annual report apprising
the Planning Commission and the City
Council of the status of the General Plan.
(LU19)

11.5 Promote programs and work with local
service, business, and neighborhood organizations to inform property owners
and tenants regarding property maintenance responsibilities, and maintenance
and rehabilitation opportunities. (LU16,
LU17, and LU18)

12.4 Exclusive of the separate consideration
of the potential build-out of the Monrovia Nursery Speciﬁc Plan, as part of
the Housing Element update cycle or a
threshold of 500 units of new housing in
Azusa and its Sphere of Inﬂuence, the
City shall evaluate corridors zoning and
design standards to see if the objectives
of the General Plan are being met and
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if unanticipated issues should be addressed, including nearby usable open
space, private space, parking, traﬃc,
school impacts and percentage of owner
occupancy of units. Any and all changes
needed to address these issues should be
taken as appropriate, including, if necessary, modiﬁcation of the zoning designations, densities, or design standards.
A similar evaluation should occur with
every Housing Element update cycle or
1,000 units. (LU19)
Land Use Implementation Programs
LU1 REVISE THE DEVELOPMENT CODE
Upon the adoption of this General Plan, the
Development Code must be revised to reﬂect
the policies, design standards, intensities, and
guidelines established within this and other
Elements.
LU2 REVISE SUBDIVISION REGULATIONS
Upon the adoption of this General Plan and
the revision of the Development Code, the
Subdivision Regulations must be revised to be
consistent with these two documents.
LU3 REVIEW AND REVISE THE BUILDING CODE
Upon adoption of this General Plan and the
adoption of the revised Development Code,
the Building Code shall be reviewed and revised to reﬂect changes in the Uniform Building Code and State legislation, and changes
required to implement this General Plan and
the associated Development Code. A�er this
revision, the Building Code should continue
to be, periodically, reviewed and updated as
necessary.
LU4 SPECIFIC PLANS
State law (Government Code Section 633450)
authorizes cities to adopt Speciﬁc Plans for
implementing their general plans in designat-
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ed areas. They are intended to provide more
ﬁnite speciﬁcation of the types of uses to be
permi�ed, development standards (setbacks,
heights, landscape, parking, architecture, etc.)
and circulation and infrastructure improvements. Speciﬁc plans are adopted by resolution or as an ordinance. In the la�er case, their
speciﬁcations can amend or add to the zoning
regulations for the property. A private or public party can initiate Speciﬁc Plans. Costs of
City initiated Speciﬁc Plans are, most o�en, reimbursed by pro-rata allocation of fees to developers, business owners, or property owners
applying for development permits in the Speciﬁc Plan area. Costs for developer-initiated
plans are usually borne by the developer.
This General Plan will continue the City’s use
of Speciﬁc Plans to plan for larger tracts of undeveloped or under developed land, and for
the revitalization of properties within corridors and districts.
LU5 DEVELOPMENT AGREEMENTS
Development agreements are authorized by
State law to enable a city to enter into a binding contract with a developer that assures the
city as to the type, character, and quality of development and additional “beneﬁts” that may
be contributed and assures the developer that
the necessary development permits will be issued regardless of regulation changes.
The City has in the past and will continue to
seek Development Agreements for projects
from time to time.
LU6 DEVELOPMENT REVIEW
New development proposals and enlargement
of existing structures are subject to review according to their adherence with City of Azusa
standards, regulations, and General Plan policy. Certain projects, consistent with the Development Code, are considered as “ministerial”
3 - 31

Chapter 3: The Built Environment
and are subject to approval by the Director of
Community Development. Others are subject
to discretionary review, including but not limited to site plan review, Conditional Use Permits, and variances and are subject to review
by the Planning Commission and formal public hearings.
The revised Development Code should reevaluate its discretionary review regulations.
Thresholds for review should be revised to
reﬂect the potential impacts of a project based
on use, size, location, trips generated, infrastructure and services demands, or other appropriate criteria.
LU7 ENVIRONMENTAL REVIEW
The California Environmental Quality Act
(CEQA) requires the environmental eﬀects of
a project must be taken into account when reviewing that project. The City of Azusa Planning staﬀ currently analyzes and prepares the
environmental documentation or contracts
with an environmental professional to conduct
the environmental analysis and documentation. As state legislation frequently changes
the procedures, substance and applications of
environmental review, the City should continue to annually review pertinent legislation
and update its procedures and regulations.
LU8 TRAFFIC REPORT
As a component of a project’s development or
environmental review, a separate traﬃc report
shall be conducted to determine traﬃc impacts and mitigation measures. The City must
establish a threshold by which such analyses
would be required. The traﬃc report must
consider:

level of service stipulated within the General Plan;

site-speciﬁc characteristics (access, level
of service at nearby intersections, etc.);
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improvements required by new development;
improvements’ timing and funding; and
traﬃc mitigation measures.

LU9 ARCHITECTURAL DESIGN REVIEW OR
“CITY ARCHITECT”
At this time, the Azusa Planning Commission
and staﬀ conduct an informal architectural design review of development applications. The
City shall conduct a study to determine if the
current process, if an Architectural Design Review Board, or a “City Architect” is the most
eﬀective method to assure high quality architecture. The City shall implement the study’s
ﬁndings.
LU10 REDEVELOPMENT
The State of California, through Community
Redevelopment Law, authorizes a city to undertake redevelopment projects to revitalize blighted areas. The City of Azusa and the
Azusa Redevelopment Agency has used redevelopment as a tool in the past. The City shall
continue to consider redevelopment projects
to implement this General Plan.
LU11 INTER-AGENCY COORDINATION

The City of Azusa shall continue to coordinate with public and quasi-public agencies including adjacent municipalities, the
County of Los Angeles, the State of California, utility providers, Azusa Uniﬁed
School District, the community colleges
and district, regional agencies (SCAG,
SCAQMD, etc.) and service providers.

Consider creating partnerships with entities along the river, in the foothills, and
canyons. Potential partnerships can include but are not limited to the Corps of
Engineers, mining companies, local residents, local homeowner associations, and
neighborhood organizations.

Azusa’s Future—Be a Part of it!

Chapter 3: The Built Environment
LU12 LOCAL COMPLIANCE
The City of Azusa is responsible for complying with and executing local actions with a
number of regional environmental regulations. These include but are not limited to:

South Coast Air Quality Management Plan
and South Coast Air Quality Management
District;

Southern California Association of Governments (SCAG);

Congestion Management Program (CMP);
and

Integrated Waste Management Plan and
Hazardous Waste Management Plan.
LU13 CAPITAL IMPROVEMENT PROGRAM
The City of Azusa prepares an annual Capital
Improvement Program (CIP) for public facility repair, construction, and improvements.
The CIP provides for the construction and upgrade of streets, storm drains (those not under
the responsibility of the County of Los Angeles), municipal buildings, water, and electrical,
and other public physical facilities. The CIP
deﬁnes speciﬁc improvements to be made annually and allocates a budget for the improvements. The CIP is to be revised annually.
LU14 URBAN DESIGN IMPROVEMENT PROGRAM
This General Plan sets forth policies to achieve
a higher level of pedestrian activity. In order
for pedestrian activity to occur to the level
anticipated by this General Plan, streetscape
and landscape improvements will be necessary throughout the City. Many of the urban
form requirements and standards can be implemented through Design Review, a revised
Development Code, and the Urban Form Element’s programs.
LU15 NEIGHBORHOOD ORGANIZATIONS
Establish neighborhood organizations for
each neighborhood (as deﬁned by this Gen-
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eral Plan) in the City by working with existing homeowners associations, and building
upon the Citizens’ Congress and Neighborhood Improvement Zone neighborhoods. The
organizations will develop neighborhood action plans including but not limited to: neighborhood improvements, neighborhood issue
identiﬁcation, traﬃc calming, social activities,
community building events such as “neighborhood cleanup days”, and neighborhood
leadership.
LU16 NEIGHBORHOOD PARTNERSHIP
Through the citywide Neighborhood Partnership and individual neighborhood organizations, the City will support “neighborhood improvement” eﬀorts to maintain and
upgrade individual properties as well as the
commonwealth of each neighborhood. Promoting property maintenance will encourage
reinvestment in the look, durability and environment of buildings, landscaping and the
public realm. Public and private assistance
should promote loans, grants, technical assistance, self-help clinics, and classes. In addition
to the physical enhancement eﬀorts, stakeholders will work to empower neighborhoods
socially and politically to respect diversity and
include residents of all backgrounds in working together to create a safer, more beautiful,
and more pleasant place to live.
Speciﬁc eﬀorts spearheaded by the public
sector will include:

conduct periodic surveys to identify sites
that exhibit substantial inadequate maintenance;

contact the owners or tenants of substandard properties to encourage action, provide technical assistance;

working with private businesses and other
public agencies to provide seminars regarding design, maintenance, landscape
design and maintenance;
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provide technical assistance or classes
though the City’s cable television station;
solicit ﬁnancial grants from corporations
or other private organizations;
assist homeowners, business owners, and
tenants with loan applications; or
seek grants and other funding.

LU17 CODE ENFORCEMENT
The City will step up eﬀorts to address the full
range of code compliance, both to protect public health and safety and to encourage those
property owners, businesses, and residents
who do maintain their properties in a safe and
a�ractive condition. In addition to physical
safety and health issues, the sense of safety
and health is vital and can be undermined
by unlicensed vendors, abandoned shopping
carts, unkempt landscaping and other “broken
window” threats to quality of life. The City
will work with neighborhood associations to
continue to proactively identify substandard
properties and conditions that require maintenance, rehabilitation, and in the most extreme
cases, demolition. The City will also actively
encourage voluntary education and compliance with a range of quality of life enhancements that strengthen neighborhood character
and harmony.
LU18 FINANCIAL ASSISTANCE
The City will pursue corporations, interest
groups, and others to create a pool of funds
available for low and moderate-income homeowners and tenants to improve their homes
and yards, and for marginal businesses to improve their property.
LU19 GENERAL PLAN MONITORING AND UPDATE
The City shall periodically review, revise, and
update the General Plan and the associated Development Code. The update should include:

the baseline data, issues, and analysis;
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reconvening the Citizens’ Congress to ensure that the General Plan is addressing
the most pertinent issues to the community and that the General Plan’s visions are
still appropriate goals;
evaluate the eﬀectiveness of the programs
in a�aining the visions, goals, and policies;
revise the goals, policies, and programs as
necessary; and
evaluate corridor zoning and design standards to see if the objectives of the General
Plan are being met. Address any unanticipated issues, including nearby usable
open space, private space, parking, traﬃc,
school impacts and percentage of owner
occupancy of units. Any and all changes
needed to address these issues should be
taken as necessary, including, if necessary,
modiﬁcation of the zoning designations,
densities or design standards.

LU20 CIVIC FACILITIES STUDIES

Conduct a study to determine the need for
improving existing City facilities including but not limited to City Hall, Woman’s
Club, Library, Senior Center, etc.

Conduct a study to determine re-use plans
for infrastructure and utility properties
and easements.
LU21 FOOTHILL CANYON BUFFER ZONE STUDY
In accordance with Open Space and Biological Resources policy and programs, conduct
a study to determine the precise location of a
foothill canyon buﬀer that serves as a transition between the natural open space and urban development.
LU 22 PRIVATE SECTOR COORDINATION
This Plan calls for the reuse of privately
owned quarries and landﬁlls. The City shall
actively work with the private companies and
quasi-public companies to develop quarry site
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re-use plans, to plan for the development of
a golf course or other recreational amenity
and supporting uses on the landﬁll site, and
to seek beneﬁts for the private companies, the
City of Azusa, and its residents.
LU23 HABITABILITY PROGRAMS
The City shall continue to implement programs that ensure habitability of homes and
businesses and seek those homes and businesses that are not maintained in a safe manner; such programs include but are not limited to, code enforcement, rental inspection
programs, real property records reports, and
administrative ﬁnes programs.
LU24 INTERIUM LAND USE-GENERAL PLAN
CONSISTENCY MATRIX
During the period of time between the General
Plan’s adoption and the revision of the Development Code, the Interium Land Use-General
Plan Matrix shall be used to guide land use
consistency.

Azusa’s Future—Be a Part of it!
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Insert Interim Land Use (Pg C-1)
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Insert Interim Land Use (Pg C-2)
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Insert Interim Land Use (Pg C-3)
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Insert Interim Land Use (Pg C-4)
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Insert Interim Land Use (Pg C-5)
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Insert Interim Land Use (Pg C-6)
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Insert Interim Land Use (Pg C-7)
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Insert Interim Land Use (Pg C-8)
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Land Use Implementation Matrix
(Part 1 of 2)
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Land Use Implementation Matrix
(Part 2 of 2)

Azusa’s Future—Be a Part of it!

3 - 45

Chapter 3: The Built Environment
Urban Form Existing Conditions
The historic bird’s eye view of Azusa a century
ago shows a dynamic village growing up around
the citrus industry, with a downtown developing
at the train station. Today, the same view shows a
nearly fully developed suburban community that
stills bears distinct signs of the half-mile gridding
that is original to the early pla�ing of farmland
that was eventually subdivided into tract homes
and other uses.
Azusa retains some important character establishing landmarks and building styles, but most
development is typical of suburban development
over the past 50 years. Many of the community’s
buildings, factories, homes, and apartments were
built to serve immediate market demand with too
li�le public concern about their cumulative impact on the form and character of the community.
Quality design was o�en considered unnecessary
or not considered at all. Much of the tract housing
was developed without basic deﬁning characteristics of traditional neighborhoods and most of the
commercial uses were developed for the convenience of the motorist.

Perhaps the worst aspect of the built environment
is Azusa’s multi-family housing. With a handful
of exceptions, Azusa’s apartments are characterless boxes, o�en with inadequate parking and
open space. Most of it is also in disrepair and some
has degenerated to overcrowded slum condition.
Since li�le apartment development has occurred
in Azusa in nearly twenty years, li�le has been
built to contemporary rental standards.
The landscape in the city is also largely characterless. It is far less extensive and generally maintained
far less well than the norm in newer suburban
communities – or even many of our neighboring
foothill communities. Eﬀorts in recent years have
shown promise in beautifying streetscapes with
river rock and native plants and an active treeplanting program has begun to address the severe
deﬁciencies in Azusa’s urban forest. With a major
overhaul of all of Azusa’s public schools underway
and new public and private development going
forward, there is a unique opportunity to address
these degraded conditions to create a far more
green and pleasant environment.

Many of the streets within the City are so wide,
particularly the one-way streets, that they may be
encouraging speed, may be eroding the quality of
life, and may be threatening the safety of residents
along them. Many streets lack sidewalks or mature street trees.
Most of the homes in the City are one-story structures much smaller than housing being built to
meet today’s market needs. About half have their
garages in front, and the other half have garages
in the rear, o�en serviced from alleys. Some of the
homes, particularly north of Foothill Boulevard,
are ﬁne examples of early cra�sman and California bungalow types in a variety of styles.
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Finally, while Azusa residents do not favor imposing a single mandated architectural style, they
strongly support re-emphasis on traditionally successful classic approaches, particularly Spanish
revival and cra�sman. Unfortunately, low-grade
copies and slapped-on elements are almost as
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prevalent in the city’s commercial areas as buildings with no character-deﬁning elements at all.
Residents are particularly proud of the character of
their Civic Center and the older surviving buildings
Downtown, as well as landmarks like the handful
of river rock homes still existing in the community.
Urban Form Vision






Azusa’s neighborhoods, corridors, and
districts will be more “livable” with the:

introduction of and/or improvement of
streetscape amenities (including sidewalks) and traﬃc calming measures
(landscaped right-of-ways, street trees,
sidewalks, bulb-outs, roundabouts,
etc.), and

improved development codes encouraging “eyes on the street” and “living
space forward” design in both residential and commercial buildings;
Azusa’s sense of place will be heightened
with a “gateway entry treatment” program
and a focus on “districts”.
Pedestrian activity will be enhanced
through:

a mix of uses in both districts and, on
a smaller scale in the neighborhood
centers;

the use of a “shared parking” concept;
and

the improved design standards along
corridors and in the districts.

Urban Form Goals and Policies
GOAL
1 PROTECT THE HISTORIC AND SIGNIFICANT BUILT
AND NATURAL RESOURCES IN THE CITY.
1

POLICIES
1.1 Require development projects to establish
the historicity of existing buildings and
landscapes and require City review and
permission to allow for their removal in
accordance with California Environmental Quality Act (CEQA) and the Cultural
and Historic Preservation Ordinance.
(UF1)
1.2 Consider including the preservation and
rehabilitation of historically signiﬁcant
landscapes. (UF1)
1.3 Consider establish a Route 66 historic designation along Foothill Boulevard (HR3).
GOAL
2 PROMOTE ENHANCED MOBILITY AND REDUCED
CONGESTION THROUGHOUT THE CITY.

POLICY
2.1 Develop a thoroughfare network to ﬁt
speciﬁc local streetscape needs and accommodate varying traﬃc volumes, bicycle travel, and pedestrian needs. (UF2 and
UF3)
GOAL
3 ENHANCE THE LIVABILITY OF MULTIFAMILY RESIDENTIAL BUILDINGS, THEIR COMPATIBILITY WITH
SINGLE-FAMILY NEIGHBORHOODS, AND THEIR ORIENTATION TOWARDS THE STREET.1

POLICY
3.1 Require all new multi-family housing
developments to have a separate ground
ﬂoor entrance for each unit, except for

Courtyard Housing is an architectural type consisting of townhouses or townhouses over ﬂats arranged around a
common court. The court should be inhabitable—a minimum 20’ in either dimension and roughly square in proportion—and should open via a gateway to the street. The entrance and public rooms of all dwellings should face
either the court or the public street. Entrances and public rooms should also be located on the ground level—upper
ﬂoors should be reserved for private rooms such as bedrooms. Occasionaly dwellings may be located on the second
ﬂoor—but these should have private stairs to the court.

Azusa’s Future—Be a Part of it!
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mixed-use projects combining commercial and residential uses. (UF4 and UF5)

4.3 Continue the underground overhead utilities. (UF8)

GOAL
4 IMPROVE THE VISUAL APPEAL OF THE CITY.

POLICIES
4.1 Plant all public thoroughfares with rows
of trees, as feasible. (UF6)

4.2 Encourage a�ractive gateway treatments
to establish a positive image at the edges
of the city and its districts and corridors.
(UF7)
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4.4 Require signage to be designed considering the scale and materials of adjacent
buildings, the desired character of the
neighborhood, district, or corridor where
the site is located, and pedestrian orientation. (UF9)
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POLICY
7.1 Enable the clustering of appropriate nonresidential uses onto sites accessible on
foot by residents of the City. (UF4)
GOAL
8 ENCOURAGE A VARIETY OF HOUSING TYPES AND
SIZES TO ACCOMMODATE THE DIVERSE NEEDS OF
THE POPULATION.

Neighborhoods
GOAL
5 MAINTAIN THE VISUAL CHARACTER AND SCALE OF
EXISTING NEIGHBORHOODS.

POLICY
5.1 Encourage new residential projects to
be built in a form and scale compatible
with and appropriate to their surroundings. (UF4)
GOAL
6 PROMOTE THE STREET AS A PUBLIC, PEDESTRIAN
ORIENTED PLACE THROUGH THE APPROPRIATE
PLACEMENT OF NEW BUILDINGS, PARKED CARS,
AND GARAGE DOORS.

POLICY
6.1 Encourage front doors and public living
spaces of buildings to be located toward
the street and garages to be located toward the rear of lots. (UF4)
GOAL
7 ALLOW NEIGHBORHOOD-SERVING MULTI-USE AND
CIVIC BUILDINGS TO BE LOCATED WITHIN WALKING OR BIKING DISTANCE FROM HOMES, AS LONG
AS THEY ARE LOCATED ON PROMINENT NEIGHBORHOOD SITES AND DESIGNED TO BE COMPATIBLE
WITH THE NEIGHBORHOOD IN TERMS OF SCALE,
CHARACTER, SITING, AND USE.
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POLICY
8.1 Support the development of multiple
housing types in corridors and the districts, require high quality design, construction methods, materials, and maintenance. (UF4)
GOAL
9 ENCOURAGE PRIVATE LANDSCAPE DESIGN SPECIFIC TO AZUSA AND THE CHARACTER OF EACH
STREET IT FACES.

POLICY
9.1 Improve the character of streets through
landscape standards that govern private
property facing public right-of-ways.
(UF10) Districts
GOAL
10 PROMOTE DISTRICTS AS PLACES SAFE AND ACCESSIBLE TO PEDESTRIANS IN ORDER TO IMPROVE THE
ECONOMIC VIABILITY, SAFETY, AND SECURITY OF
COMMERCIAL DISTRICTS, AND TO ENHANCE THE
IDENTITY AND COHESIVENESS OF EACH DISTRICT
IN THE CITY.

POLICIES
10.1 Establish a “community” parking network that encourage patrons to park
their vehicles in a “community” parking
lot and then walk to a number of stores,
oﬃces, and restaurants. (UF11)
10.2 With the establishment of the community-parking network, consider reducing
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the need for on-site parking in those areas serviced by community parking lots.
(UF11)
10.3 Encourage buildings in districts to be
placed adjacent to the street with convenient parking located adjacent to the
buildings. (UF4)
10.4 Encourage parking lots to be designed as
parking gardens where a parking garden
is a small (75 cars or less) surface parking lot with ample landscaping. Trees
are planted in between parking stalls
frequently enough that the shadow of
the tree canopy will cover the majority
of the pavement; and/or the perimeter
of the parking lot is clearly deﬁned with
vegetation high enough to be perceived
over parked cars. Paving in parking gardens is pedestrian scaled (bricks, colored
and stamped concrete, grasscrete, and/
or decomposed granite) and encourages
water recycling. (UF4 and UF5)
10.5 Permit ground ﬂoors of buildings to be
continuously accessible to the sidewalk,
and allow businesses to occasionally use
the sidewalk for commercial purposes,
when sidewalks are wide enough. (UF4)
10.6 Encourage pedestrian-oriented streetscape, plazas, and courts throughout
districts. (UF4 and UF12)
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10.7 Create business improvement districts
and other similar associations to manage
the districts as single interest entities.
(UF13)
Corridors
GOAL
11 TRANSFORM EXISTING COMMERCIAL CORRIDORS
INTO MIXED-USE CORRIDORS INCORPORATING
HOUSING WITH COMMERCIAL USES CONCENTRATED IN NODES AT MAJOR INTERSECTIONS.

POLICIES
11.1 Convert major thoroughfares from
single-use commercial corridors into
mixed-use boulevards, with commercial
uses concentrated at signiﬁcant intersections and wide range of housing types
mixed throughout. (UF4)
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11.2 Front new buildings directly on thoroughfares and respect the presence of
neighborhoods immediately behind
them by protecting the privacy of residential uses, and minimizing intrusions
such as noise, and light and glare. (UF4)
GOAL
12 ENSURE VISUAL VARIETY ON CORRIDORS THROUGH
A VARIETY OF BUILDING TYPES AND SIZES, VARIETY
IN LANDSCAPE, AND THE REDUCTION OF SURFACE
PARKING LOTS.

POLICIES
12.1 Promote multiple building types and
uses on corridor-fronting property.
(UF4)
12.2 Where landscape occurs between the
sidewalk and building or parking lot, it
should deﬁne the speciﬁc character of
each project. (UF5, UF10, and UF12)
12.3 Permit surface parking located adjacent
to the street if rear-loaded parking lots
are not possible, and if the parking lot
does not occupy more than 40% of the
frontage of each property, and is landscaped. (UF4)
Urban Form Implementation Programs
UF1 HISTORIC RESOURCE ORDINANCE

Revise the historic resource ordinance to:

establish criteria for the review of development projects to determine existing buildings and landscapes, historicity and to determine their historical
and cultural signiﬁcance; and

require City review and permission to
allow for existing buildings and landscapes removal in accordance with
California Environmental Quality Act
(CEQA).
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Consider revising the historic resource
ordinance to include the preservation and
rehabilitation of historically signiﬁcant
landscapes.

UF2 MOBILITY ELEMENT IMPLEMENTATION
Implement the road design standards as speciﬁed in the Mobility Element of this General
Plan so that the roadway widths emphasize
non-roadway streetscape elements, while encouraging interconnectedness and roadway
design diversity.
UF3 ROADWAY RETROFIT PROGRAM
Create a roadway program that includes the
identiﬁcation and prioritization of streets subject to renovation and upgrades according to
the ordinance and the goals of the General
Plan Mobility Element.
UF4 DEVELOPMENT CODE
Revise the Development Code to:

require a separate, individual ground
ﬂoor entrance for each new multifamily
housing unit built, except in a mixed-use
development; as necessary, revise parking
requirements to facilitate ground ﬂoor entrances;

require, as appropriate, new housing that
will be located in existing neighborhoods
to be compatible in terms of scale, design,
siting, and materials of the surrounding
neighborhood;

require, garages and carports to be located
at least ﬁ�een feet behind the front of each
building, or in the back half of lots where
accessible through alleys;

establish standards and guidelines for
non-residential uses to be located within
neighborhoods or at the edges of neighborhoods. Standards and guidelines shall
dictate appropriate mix of uses, size and
scale of buildings, architecture, design
compatibility, vehicular access design and
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traffic compatibility, building and ancillary uses siting, etc.;
recognize and accommodate various types
of housing;
regulate street frontage for buildings
within districts;
incorporate landscape standards for parking lots;
establish standards and guidelines for
new alley construction and for the retroﬁt
of existing alleys. Standards and guidelines shall include lighting, landscaping
among other things;
require minimum frontage entrance and
window requirements for commercial
buildings;
regulate the size and landscape standards
for privately owned plazas and courts intended for public use;
encourage mixed-use buildings in neighborhood centers, districts, and corridors;
promote commercial, residential, and
mixed-use development of a scale and design appropriate to corridors and adjoining neighborhoods;
establish standards for mixed-use developments adjacent to existing residential
development; and
regulate the location and design of parking lots.

Street Tree Ordinance where the ordinance
determines street tree design, appropriate
street tree species, and appropriate planting/design requirements for the street tree
placement.


Expand the city’s street tree planting program and determine a street tree-planting
schedule in accordance with the Street Tree
Master Plan and Street Tree Ordinance.

UF7 PUBLIC ART AND GATEWAY PROGRAM
Create a Public Art and Gateway program.
The Gateway program should determine and
prioritize potential gateway locations and
speciﬁcations, sponsors design competitions,
and establish implementation for gateways
utilizing public input.
UF8 UNDERGROUND UTILITIES
Continue the City’s program to underground
utility lines.
UF9 SIGN ORDINANCE
Review and amend, as appropriate, the existing sign ordinance for its compatibility with
the General Plan Land Use Element and Development Code for each neighborhood, district, and corridor.

Sponsor the design and development of
an existing parking lot into a “parking
garden” as a showcase project.

UF10 LANDSCAPE ORDINANCE
Working with botanists, landscape experts,
and the public, adopt a landscape ordinance
that speciﬁes a range of desired plant materials, emphasizing species indigenous to Azusa
or unique to its historical and visual character. New development should adhere to this
ordinance. Encourage existing properties to
retroﬁt their landscape in compliance with this
ordinance.

UF6 STREET TREE MASTER PLAN AND STREET
TREE ORDINANCE

Update the Street Tree Master Plan and

UF11 “PARK ONCE” STRATEGY
Adopt a “Park Once” strategy in districts,
where a single parking lot or garage assumes

UF5 SHOWCASE PROJECT

Work with developers to create a showcase project illustrating the intent and opportunities of the individual ground ﬂoor
entrances concept.
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the long-term parking responsibilities for all
businesses and oﬃces in the district and onstreet parking is allowed for short-term parking. Within the Park Once strategy, determine
property owner participation, business owner
participation, parking standards for the Park
Once district, and funding mechanisms.
UF12 STREETSCAPE, PUBLIC PLAZA AND COURT
PROGRAM
Establish a streetscape, public plaza and
court program that:

speciﬁes the width of roadway in order
to emphasize non-roadway streetscape
elements and determines appropriate
streetscape elements for each road;

builds upon the success of the Azusa Avenue streetscape project by investigating
and applying its principles at other districts such as the Civic Center and University District;

recognizes that each district should have
its own character to reﬂect the purpose of
that district;

implements design upgrades for existing
public parks and plazas within districts;

identiﬁes sites appropriate for future plazas and courts; and

encourages working with private developers to locate plazas and courts within
individual projects, and ensure that they
are visible and accessible from the public
realm of sidewalks and streets.

City Design projects that could realistically be
initiated in the next five years
1. Redevelop Block 36 (Azusa Avenue south
of Foothill Blvd.) with retail/residential
mixed-use.
2. Develop the Monrovia Nursery neighborhoods.
3. Revitalize Foothill Center.
4. Form neighborhood organizations.
5. Revise the Development Code.
6. Develop the Park Once strategy.
7. Adopt a Public Art Ordinance.

UF13 AGENCY COORDINATION
Work with Chamber of Commerce, Downtown
Business Association, and other business or
civic groups to provide incentives for the establishment of local improvement associations.
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Urban Form Implementation Matrix
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Mobility
In the period a�er World War II, new American suburban communities were built for cars,
abandoning the traditional human scale of great
American towns. While this was a tremendous
technological achievement that made America
a model for “modern” development, it has produced a mixed legacy for the 21st Century. On the
one hand, “the love aﬀair with the car” produced
unprecedented mobility, opening up an extraordinary range of convenient choices for motorists. On
the other hand, it has been an environmental disaster, blighted major portions of the older suburban landscape and marooned the young, the old,
the poor, and the disabled.
The car will continue to be the mainstay of our
mobility options in Azusa. But by reestablishing
a human scale in how we build and rebuild our
community, we can strengthen the alternatives of
walking, biking, and public transit to promote a
more balanced and sustainable home town.
The Mobility Element complements the land use
choices to reduce traﬃc congestion and pollution;
create more prosperous and vital neighborhoods;
and promote healthier environments. Building to
human scale will help make bus and future light
rail train connections a�ractive choices, instead of
alternatives of last resort.

The Azusa Mobility Element provides a comprehensive approach to local transportation choices
as a distinct, but integral part of the regional circulation pa�erns and realities.
Mobility Big Ideas
Within each of Elements are strong, clear ideas
that can bring about signiﬁcant change for
Azusa. The “big ideas” for mobility are:

Promote the construction of two Gold Line
Light Rail Stations – Downtown and Monrovia
Nursery.

Increase roadway capacity at the western
and southern edges of the City thus relieving
through traﬃc on Azusa Avenue.

Create a “river parkway” that links to 210 Freeway interchange and Sierra Madre Avenue.

Create new north-south routes south of the
freeway to improve southwestern circulation.

Add bike and pedestrian links to schools, commercial centers, and public centers.

Study the conversion of Azusa and San Gabriel
Avenues to two-way traﬃc.

Replace Vernon Avenue interchange with a
new interchange at Zachary Padilla to reclaim
the surrounding neighborhood.

Statutory Requirements
State law requires a circulation element in all city
general plans,
“consisting of the general location and extent of
existing and proposed major thoroughfares, transportation routes, terminals, and other local public
utilities and facilities, all correlated with the land
use element of the plan.”
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Mobility Existing Conditions
Azusa’s economy and quality of life were particularly damaged by the failed transportation policies of the past. Pu�ing cars ﬁrst, Caltrans tore a
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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 surrounding neighborhoods. Not
only was the historic downtown fatally damaged,
but also later eﬀorts to revive it were badly hampered by the legacy of the one-way street pa�ern
and dislocation by the freeway bypass. Lack of
well-planned street connections has led to congested bo�lenecks, neighborhood isolation, and,
perhaps, the sacriﬁce of many residential streets
to speeding traﬃc. Overly wide streets may have
degraded the safety and livability of many neighborhoods throughout the city.
On these streets, autos appear to travel too fast,
while pedestrian and bike travel may be hazardous. Strip development leads to clogged corridors
and ineﬃcient parking. While the City of Azusa
has been among the leaders in providing transit
alternatives, these are undermined by the operating costs and limitations of serving an auto-dominated landscape.
The new vision is to revive retail by concentrating it in the city’s key districts, as well as providing neighborhood-serving stores and services in
neighborhood centers within a ﬁve-minute walk
or easy bike ride of most homes. The corridors
well-served by regional public transit would transition from obsolete, auto-oriented uses to high
quality townhomes, courtyard apartments or ofﬁces, with some neighborhood retail allowed on
ground ﬂoors to serve residents and workers.

Summary of Transportation Issues
Traﬃc conditions in the City of Azusa are generally
very good, with comparatively li�le traﬃc congestion. Most roadways currently provide more than
adequate capacity for the number of cars using
them. The streets carrying the most vehicles are
Azusa Avenue south of I-210 and Arrow Highway
in the southern part of the City. The worst traﬃc
conditions occur along Azusa Avenue between I210 and Arrow Highway, around Citrus Avenue
and Base Line Road at and near the I-210 ramps,
and at the Todd Avenue/Foothill Boulevard intersection. Only one intersection in the entire city,
Todd Avenue and Foothill Boulevard, has a traﬃc
condition that fails (Level of Service F) and that is
only during the morning rush hour.
Heavy truck activity is evident on the west side
of the City, primarily associated with the mining
industry and supply of warehouses and factories.
The mining operation is located in the northwest
and west part of the City, although truck access
actually occurs through the Cities of Duarte and
Irwindale. In the central and east part of the City,
trucks are less evident and data indicates that they
comprise no more than 2 - 3% of the peak hour
vehicle traﬃc.
Traﬃc speed is a concern in certain areas of the
City, including San Gabriel Avenue, and Pasadena
Avenue north of Ninth Street. Azusa is committed to work with local residents to evaluate “trafﬁc calming” techniques to improve neighborhood
safety and livability.
Since the basic roadway infrastructure appears to
be largely adequate for auto traﬃc, the Mobility
Element update aﬀords an opportunity to focus
on improving other ways to get around. There are
few striped or exclusive bike routes in the City.
Many streets lack sidewalks and there are few oﬀstreet pedestrian trails, especially needed to connect the city with the River and foothills. The old
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AT&SF railroad right-of-way, currently owned by
Los Angeles County Metropolitan Transit Authority (LACMTA), has the potential to be developed
for pedestrian and bike use or some other forms of
improved transit service.
Vision
By pu�ing people ﬁrst, Azusa will become a pedestrian-friendly, transit-oriented community. The
congested, declining commercial strips will be
transformed into well-planned transit corridors,
connecting all our neighborhoods and districts.
Two-way traﬃc on Azusa Avenue and San Gabriel
Avenue might improve business health Downtown and restore San Gabriel Avenue as a residential street. Residents and visitors will easily move
around the city, as pedestrians and bicyclists use
an extensive network of sidewalks and trails and
commuters use the Gold Line Light Rail line.

POLICIES
1.1 Provide an eﬃcient street system in the
city, to support the City’s mobility goals
and land use plan. (See Figures M-1 and
Appendix Mobility Plan) (M1 and M2)
1.2 Maintain Level of Service D on roadway
segments and at signalized intersections
throughout the City, except in the downtown area, the University District, and in
the vicinity of freeway interchanges where
Level of Service E shall be maintained in
these areas. (M1)
1.3 Require the cost of improvements to the
existing circulation system and new circulation system necessitated by new development to be borne by that development
that gains beneﬁt. (M3)
1.4 Work with adjacent jurisdictions and
agencies to ensure that development projects and infrastructure projects outside
the City of Azusa do not adversely impact
the City. (M4)
GOAL
2 FULLY DEVELOP THE STREET SYSTEM TO ALLOW
ACCESS TO ALL AREAS OF THE CITY. COMPLETE
MISSING LINKS IN THE CITY’S STREET SYSTEM.

Mobility Goals and Policies
Citywide Access and Circulation

GOAL
1 BALANCE THE ROADWAY WITH THE PLANNED
LAND USES IN THE CITY.
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POLICIES
2.1 Improve the street system by extending
and connecting the street grid in the southwestern area of the city including but not
limited to, a new north-south roadway
by extending Vincent Avenue from Gladstone Street to Todd Avenue; extending
First Street from Vernon Avenue to Irwindale Avenue; and constructing a new
interchange with I-210 in the vicinity of
Zachary Padilla Avenue. (M5)
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2.2 Improve the street system in the northwestern part of the city including, but not
limited to, a new River Parkway and the
extension of Sierra Madre Avenue. (M5)
2.3 Extend the street grid to provide multiple
access routes to the Monrovia Nursery
development. (M5)
2.4 To simplify traﬃc ﬂow, improve the following intersections and or road segments: Foothill Boulevard and Alosta
Avenue, Sierra Madre Avenue and San
Gabriel Avenue, San Gabriel Avenue extension to Azusa Avenue (between Baseline and 2nd Street), Azusa Avenue extension to Newburgh Street (between Arrow
Highway and Newburgh Street) (M6)
2.5 Improve the operational eﬃciency of the
roadway system, with implementation
of traﬃc management measures, to minimize delay and congestion but without
adversely impacting transit vehicles, bicyclists, and pedestrians. (M7)
Transportation Choices
GOAL
3 PROVIDE A CONNECTED, BALANCED, AND INTEGRATED TRANSPORTATION SYSTEM THAT ENABLES
AZUSANS TO WALK, BIKE, AND TAKE TRANSIT,
RATHER THAN USING THEIR CAR.

POLICIES
3.1 Develop and maintain a citywide pedestrian network of both on-street and oﬀ-street
walkways. Network shall link new neighborhoods with existing neighborhoods,
connect neighborhood centers, schools,
parks, commercial centers, and citywide
destinations such as Downtown, the San
Gabriel River, and Civic Center. (M8)

Azusa’s Future—Be a Part of it!

3.2 Coordinate the provision and maintenance
of the non-motorized circulation network
with adjacent jurisdictions. (M4)
3.3 Provide pedestrian amenities (such as
benches, seats, water fountains, shady
street trees, etc.) and conditions that enhance the pedestrian experience along the
pedestrian network. (M9 and M10)

3.4 Develop and maintain a citywide bicycle
network of both on-street bike lanes and
oﬀ-street bike paths in accordance with
the Bicycle Routes (Figure M-2). The network provides for oﬀ-street paths along
the San Gabriel River, railroad rights-ofway, alongside ﬂood control channels, and
within existing and new neighborhoods,
where feasible. The network improves
connections between residential neighborhoods, schools and commercial centers, as
well as providing connections to citywide
destinations such as Downtown, the University District, the San Gabriel River, and
Civic Center. (M6 and M11)
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3.5 Provide bicycle amenities (bicycle parking spaces, bike lockers, etc.) on/near the
bicycle network. (M6 and M12)
3.6 Improve/enhance local and regional transit service in the city. (M4 and M6)

4.5 Consider extending landscape parkways
and adding landscape medians and bike
lanes to reduce width of excessively wide
streets, where street width hampers pedestrian activity and can lead to speeding
traﬃc. (M16)

3.7 Limit drive-thru facilities in the city in pedestrian areas. (M13)
Street Character
GOAL
4 DESIGN/REDESIGN STREETS TO ENCOURAGE PEDESTRIANS AND BICYCLES AND TO ACCOMMODATE
VEHICLES. MAKE CITY STREETS MORE PEDESTRIAN-FRIENDLY AND BICYCLE-FRIENDLY.

POLICIES
4.1 Design/redesign streets to reﬂect the character of the surrounding neighborhood including roadway classiﬁcation and roadway amenities/landscaping. This includes
changing from Arterial to Collector, the
following roads in residential areas: Vernon Avenue, San Gabriel Avenue, 5th
Street, 9th Street, and Pasadena Avenue.
(M14)
4.2 Consider converting Azusa Avenue and
San Gabriel Avenue between First Street
and Sierra Madre Avenue to two-way
streets. (M15)
4.3 Provide sidewalks on all city streets, as appropriate (see Mobility Policy 3.1). (M8)
4.4 Provide bicycle lanes where possible on
city streets (see Mobility Policy 3.4). (M6)
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Residential Neighborhood Streets
GOAL
5 CALM TRAFFIC IN THE CITY AND DESIGN/ REDESIGN
RESIDENTIAL STREETS TO DISCOURAGE THROUGH
TRAFFIC AND ENCOURAGE RESIDENTIALLY ORIENTED TRAFFIC, WALKERS, AND BIKES.

POLICIES
5.1 Reduce through traﬃc along Vernon Avenue into the residential neighborhoods
by closing the Vernon Avenue interchange
and opening a new interchange at Zachary Padilla Avenue. (M4)
5.2 Calm traﬃc (i.e. slow speed, limit through
traﬃc, etc.) in residential neighborhoods
including the use of various traﬃc calming devices or procedures. (M7 and M17)
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5.3 Consider implementing traﬃc calming
measures on San Gabriel Avenue a�er
San Gabriel Avenue becomes a two-way
street. (M7 and M17)

6.4 Provide park and ride lots to encourage
and facilitate use of transit. (M6 and M11)
Truck Traffic
GOAL
7 FOCUS TRUCK TRAFFIC ONTO APPROPRIATE ARTERIAL CORRIDORS WITHIN THE CITY, AND KEEP
TRUCK TRAFFIC OUT OF RESIDENTIAL NEIGHBORHOODS.

POLICY
7.1 Modify the truck route network in accordance with the Truck Route Plan (Figure
M-4). (M19 and M20)
Land Use Planning Support of Mobility Goals
Transit Service

GOAL

GOAL

8 ENCOURAGE WALKING, BIKING, AND THE USE OF
TRANSIT THROUGH A VARIETY OF LAND USE DEVELOPMENT AND URBAN DESIGN MEASURES.

6 IMPROVE/ENHANCE LOCAL AND REGIONAL TRANSIT SERVICE IN THE CITY.

POLICIES
6.1 Consider supplementing the existing
Azusa Transit service by establishing an
area-to-area service of ﬂexible routes that
cover the whole city (Figure M-3). (M15)
6.2 Encourage Foothill Transit to enhance
regional transit connections to/from
Azusa, by:

adding routes;

improving service frequencies;

providing transit routes closer to residential neighborhoods; and

providing transit routes to Azusa
transit centers or stations. (M4)
6.3 Encourage and assist the development of
regional light rail transit in the city including two stations in Azusa (Downtown and
Monrovia Nursery). (M4 and M18)
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8.5 Designate “Inﬁll Opportunity Zones” for
areas within one-third of a mile of the
planned Gold Line transit stations in the
downtown and the Monrovia Nursery
site, per SB 1636. (M22)

POLICIES
8.1 Plan for an adequate amount, not an oversupply, of parking for autos, carpool vans,
and bicycles for each land use. (M13)
8.2 Allow and encourage shared use parking
in order to gain the maximum eﬃciency
from the parking supply and to minimize
the overall amount of parking provided in
the city. (M13 and M21)
8.3 Consider implementing a “park once”
strategy in the Downtown and University
districts. (M21)
8.4 Plan land uses and design buildings to
encourage transit, rideshare or carpool,
bicycling, and walking. This includes but
is not limited to:

permi�ing higher densities along
transit corridors and around transit
stations;

allowing a mix of uses to include residential and commercial uses in the
same area in order to reduce the number of vehicular trips made;

locating and designing new developments to encourage access by nonauto modes;

requiring new development to provide direct and convenient pedestrian
access to transit and adjacent land
uses within walking distances;

requiring the provision of transit facilities/amenities in larger scale developments;

along corridors, requiring oﬀstreet
parking to be located behind buildings so barriers to pedestrians and
transit users are not created between
the building and the street; and

locating buildings close to the street to
be inviting to pedestrians and transit
users, as appropriate. (M11 and M13)
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8.6 Promote the use of Transportation Demand Management (TDM) programs to
encourage the use of transit, ridesharing,
and non-motorized modes for travel both
within the City and outside of the City.
(M4 and M11)
Mobility Implementation Programs
M1

CIRCULATION PLAN AND STREET CLASSIFICATION
Implement the Circulation Plan and Street
Classiﬁcation (Figures M-5 through M-8) to
provide an arterial street hierarchy to eﬃciently carry traﬃc circulating in the city.

M2

TRAFFIC IMPACT ANALYSIS STUDY GUIDELINES MANUAL
Develop a Traﬃc Impact Analysis Study
Guidelines Manual specifying the required
procedures for conducting traﬃc studies for
new developments in the City and determining impact-funding requirements.

M3

TRAFFIC IMPACT STUDIES
New developments are required to prepare
traﬃc impact studies addressing multimodal
transportation impacts, and develop mitigation measures, as necessary, for signiﬁcant
impacts. Mitigation measures include but are
not limited to, transit, pedestrian, bicycle, and
transportation demand management measures as well as traﬃc/roadway solutions.

M4


INTERAGENCY COORDINATION
Coordinate closely with adjacent jurisdictions to monitor and evaluate new projects,
and coordinate with such jurisdictions
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where necessary to eliminate or minimize
adverse impacts in the City.






Work with surrounding jurisdictions, as
well as other public agencies or quasi-public agencies to provide and ensure maintenance of nonvehicular trails and paths.



Work with and actively lobby regional,
state and federal agencies, appointed and
elected oﬃcials, the San Gabriel Valley
Council of Governments, and the Blue
Line Construction Authority to:

extend the Gold Line through Azusa;
and

to secure and build two Gold Line
stops in Azusa (one in Downtown and
one near Citrus Avenue on the Monrovia Nursery site).






Actively pursue interchange study and
design of Vernon Avenue and Zachary Padilla Avenue ramps with Caltrans.








M5
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Meet periodically with the regional transit
operator (Foothill Transit) to improve regional transit service to Azusa residences
and businesses.
Work with the Blue Line Construction Authority to provide grade separations with
Citrus Avenue, and Palm Drive.
Work with major employers, institutions
and activity centers, to develop programs
to reduce auto trips and increase nonauto trips.
ROADWAY IMPROVEMENTS
Construct a new north-south roadway by
extending Vincent Avenue (as a Secondary
Arterial) from Gladstone Street to Todd
Avenue, with a connection to I-210 at a new
interchange at Zachary Padilla Avenue.



M6

Work with Caltrans to construct a new
interchange with I-210 in the vicinity of
Zachary Padilla Avenue.
Extend First Street (as a Secondary Arterial) west from Vernon Avenue to Irwindale
Avenue.
Build a new River Parkway (as a Collector) along the east bank of the San Gabriel
River. This road should be a meandering
roadway with one lane in each direction
and turn lanes at intersections. This new
parkway road should connect to San Gabriel Canyon Road to the north and to
Sierra Madre Avenue the south. South of
Sierra Madre Avenue, it should be a Secondary Arterial.
Extend Sierra Madre Avenue as a Secondary Arterial west from Todd Avenue to
new Foothill Boulevard.
Study the extension of 9th Street east and
10th Street east into Monrovia Nursery
site.
Extend Citrus Avenue north into Monrovia Nursery site.

CAPITAL IMPROVEMENT PROGRAM
Through the CIP:

conduct a traﬃc study to determine the
most appropriate conﬁguration for the
Foothill Boulevard and Alosta Avenue intersection. Study should evaluate realigning the east leg (Foothill Boulevard) to a
perpendicular tee into Alosta Avenue (and
eliminate the north and east sides of the
current triangle), installing a roundabout,
or other conﬁgurations. Construct the
study’s ﬁndings;

conduct a roadway improvement design
study to determine the most appropriate
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M7

conﬁguration for San Gabriel Avenue and
Azusa Avenue at Sierra Madre Avenue.
Through the study determine method for
disposing of vacated roadway and rightof-way. In accordance with the study, construct improvements;
plan for and construct bike network facilities (bike routes, lanes, and paths) in the
existing areas of the city;
include a bicycle amenities program that
installs bicycle lockers, and parking spaces,
at the Civic Center and other public buildings or areas such as parks, pool, etc.;
provide bus stop amenities including bus
shelters, shade/rain protection, seats, transit information, etc.;
build park and ride lots at rail stations/
transit centers and near freeway interchanges, to encourage ridesharing and
transit use;
upgrade traﬃc signals and improve traﬃc
signal timing; and
install an advanced traﬃc signal control
system, as determined by the advanced
traﬃc signal control study.

TRAFFIC CALMING TOOLBOX
Create a traﬃc management toolbox that:

develops a process for identifying, approving, and implementing traﬃc calming
procedures in residential neighborhoods
where necessary and appropriate;

identiﬁes traﬃc control methods and their
appropriate use and implementation; and

includes the participation of local residents, business owners, and property
owners as well as technicians.

M8


SIDEWALKS AND PEDESTRIAN TRAILS
Construct on-street sidewalks on all local
streets and oﬀ-street pedestrian trails, to
provide a connected pedestrian system.
This includes the construction of:

on-street sidewalks on all roadways
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M9

with a collector or arterial designation; and
oﬀ-street pedestrian trails in existing
neighborhoods (in combination with
bike paths where feasible and appropriate) to connect to neighborhood
centers and citywide destinations.

Require all new developments to plan for
and construct on-street sidewalks and/or
oﬀ-street paths connecting to surrounding neighborhoods, districts, and destinations.

PEDESTRIAN AMENITIES PROGRAM
In the CIP, create a pedestrian amenities program that installs pedestrian facilities such as
benches, water fountains, streets, etc. Pedestrian amenities program shall:

establish streetscape requirements for
new or renovated developments along
corridors and in districts; and

establish streetscape design and amenities
to be installed by the City.

M10 TRAFFIC SIGNALS

Include pedestrian walk phases at traﬃc
signals in districts, along corridors with
high pedestrian volumes, and at intersections that serve public facilities such as
schools, parks, library, post oﬃce, etc.


Conduct a study to possibly develop and
implement an advanced traﬃc signal control system for traﬃc signals including,
but not limited to, visual detectors, and
adaptive signal timing control so�ware.

M11 NEW DEVELOPMENT AND SUBSTANTIALLY
RENOVATED DEVELOPMENT CIRCULATION REQUIREMENTS

Require new developments to include
both on-street bike lanes and/or oﬀstreet
bike paths linking the developments to
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the surrounding neighborhoods, districts,
and centers.
Consider requiring new developments,
employers with many employees, and
signiﬁcantly renovated development
projects to contribute to a park and ride
construction and maintenance fund.
Require new developments and substantially renovated developments to install
and implement transit amenities including bus turnouts, pedestrian shelters, and
other streetscape.
Require new developments to develop
TDM programs to minimize auto trips
and to encourage use of transit, ridesharing, bicycling and walking.

M12 BICYCLE AMENITIES

Modify the City Code to require provision
of bicycle parking spaces, bicycle lockers,
and, as appropriate, showers for bicycle
riders at new buildings providing signiﬁcant employment, at transit stations, and
in the districts.




Encourage the provision of bicycle parking spaces, bicycle lockers, and showers
for bicycle riders at existing buildings
providing signiﬁcant employment, commercial and recreational destinations in
the City.
Provide traﬃc control push bu�on devices at convenient locations for bicyclists at
intersections.

M13 DEVELOPMENT CODE
Modify the Development Code to:

regulate drive-thru facilities in the Downtown, University District, and other pedestrian areas with careful a�ention to
vehicle/pedestrian interaction;
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stipulate maximum parking ratios and
minimum parking ratios;
include minimum requirements for rideshare and bicycle parking in oﬀstreet
parking facilities;
encourage shared use parking in those
areas where a mix of uses with diﬀerent
peak usage are located adjacent or near
each other; and
encourage the land use distribution, development siting, and architectural design
that promote safety, pedestrian friendly
design, and access to transit facilities.

M14 CIRCULATION PLAN
Through the Circulation Plan, change the roadway classiﬁcation from Arterial to Collector on
following roadways in primarily residential
areas: Vernon Avenue, San Gabriel Avenue,
5th Street, 9th Street, and Pasadena Avenue.
M15 MOBILITY STUDIES
Conduct a study to:

determine the feasibility and acceptability
of reverting Azusa Avenue and San Gabriel Avenue to two-way traﬃc;

determine transit needs within the City,
and to adapt the transit system to meet
that need; and

determine if it is feasible and desired to
create a ﬂexible route transit system that
serves residential neighborhoods, the
districts (i.e. University, West End, Edgewood, etc.), transit centers, institutional
facilities, and recreational areas. Consider
providing frequent service and allow oncall deviations from ﬁxed routes. Consider
basing the service on smaller (20-seat) vehicles.
M16 ROADWAY WIDTH REDUCTION
Create a program to identify appropriate
streets and to determine the most eﬀective
method to reduce the existing roadway width

Azusa’s Future—Be a Part of it!

Chapter 3: The Built Environment
on, but not limited to, the following streets:
San Gabriel Avenue, Pasadena Avenue, Alameda Avenue, Azusa Avenue (1st Street to
5th Street). Include public participation in the
street identiﬁcation process.
M17 NEIGHBORHOOD TRAFFIC MANAGEMENT
PROGRAM
Develop a prototype Neighborhood Traﬃc
Management Program that establishes procedures and process to be followed for the
implementation or construction of the traﬃc
management or traﬃc calming tools.
M18 TRANSIT CENTERS AND MULTI-MODAL
STATIONS

Develop two transit centers in the City, as
multi-modal transit facilities to include
rail, bus, and local shu�le, with adequate
facilities for and transfers between each
transit service.


Work with developers, local agencies, and
not-for-proﬁt groups to construct a multimodal transit center in Downtown (at the
planned Gold Line station between Azusa
Avenue and Alameda Avenue) and at Citrus Avenue (on the Monrovia Nursery
site).

priate ﬁnancing mechanisms, and determine
facility siting, construction, and maintenance
requirements.
M22 INFILL OPPORTUNITY ZONES
Adopt a City Council resolution that designates those areas within one-third of a mile of
a planned Gold Line transit stations as “Inﬁll
Opportunity Zones”.
Mobility projects that could realistically be
completed in the next five years
1.
2.
3.

4.

5.
6.
7.

Conduct the Azusa Avenue and San Gabriel Avenue Two Way Study.
Reconstruct Alosta Avenue and Foothill
Boulevard intersection.
Redesign and construct the San Gabriel
and Azusa Avenue intersections with Sierra Madre Avenue.
Develop prototype Neighborhood Traﬃc
Calming (including the Traﬃc Management Toolbox).
Create Pedestrian Amenities Program.
Conduct the “Park Once” Study.
Adopt the “Inﬁll Opportunity Zones”.

M19 TRUCK ROUTE CRITERIA
Establish criteria for new truck routes, as
needed.
M20 CODES ENFORCEMENT
Through vehicle and other codes enforcement
ensure that trucks adhere to the routes.
M21 “PARK ONCE” STUDY
Conduct a “park once” study to determine
appropriate parking standards for those businesses and homes located in the University
and Downtown Districts that would use the
park once parking facility, determine appro-
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Mobility Implementation Matrix
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Housing
Introduction
This section consists of an excerpt from the
2000-2005/2006 Housing Element, which was
adopted by the Azusa City Council and certified by the State Department of Housing and
Community Development in December 2001.
The full version of the Housing Element contains extensive data and analysis as required
by State law and is published separately.
Community Context
Beginning with a population of 865 in 1899, Azusa
grew from 29,380 residents in 1980 to 41,330 residents in 1990, an increase of 41 percent. Since 1990,
however, population growth has been relatively
moderate, reﬂecting both the economic recession of
the early to mid 1990s, and the limited availability
of land remaining for residential development in
an essentially “built-out” community. As of 2000,
Azusa had a population of 44,710, representing an
8 percent increase over the prior decade.
Among the eight San Gabriel Valley “Foothill communities,” Azusa has long supplied a disproportionate amount of the “aﬀordable” housing. Most
neighboring jurisdictions have a history of actively
discouraging the provision of multi-family or entry-level housing. As a result, among Foothill cities, Azusa has the lowest rate of home ownership,
lowest median housing sales price and the highest rates of overcrowding and substandard housing. These factors also contributed to a decline in
retail economic activity as surrounding cities aggressively pursued sales tax revenue drawn by
their stronger buying power. As a result, many
older neighborhoods in Azusa went into decline,
with property values and reinvestment falling and
crime and rental turn-over increasing.
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The lack of aﬀordable housing in surrounding cities has also exacerbated the squeeze on Azusa’s
housing as rents have risen without substantial
reinvestment, due to a regional housing shortage.
Due to a substantial amount of residential growth
occurring in the 1950s and 1960s, over 50 percent
of the housing stock in the City is thirty years or
older, the age when most homes begin to require
major repairs.
In the face of these challenges, Azusa in recent
years has launched a concerted, strategic eﬀort
to pursue renewal and revitalization, building
on the community’s strong sense of community
and family. This housing element is an important
link in that strategy. This process places housing
within the larger context of economic prosperity,
environmental sustainability, and neighborhood
quality of life. This housing element looks beyond
just the narrow goal of meeting Azusa’s statewide legal obligations for planning for construction of new housing units. It looks to meeting the
community’s goals of providing safe and healthy
homes and neighborhoods for all of Azusa’s diverse families. Part of this eﬀort has involved deﬁning areas to accommodate future residential
growth that respects the existing character of the
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community. Citizens have embraced the vision of
integrating housing as part of the revitalization of
the community’s underutilized commercial corridors as both a tool for economic revitalization and
to provide needed housing opportunities. In addition to opportunities for mixed-use, residential
inﬁll in existing neighborhoods and opportunities
for student housing will, in combination, provide
needed sites to address the City’s share of regional
housing needs, deﬁned as 677 new units.
The community strongly believes that it is not
enough to provide “housing,” especially for lowincome families. All families deserve access to
quality education and community services including parks, libraries, law enforcement, transportation, and recreation. Too o�en in the past, “aﬀordable housing” has been slum housing. The City of
Azusa is proud to welcome families of all incomes
with a well-planned strategy for improving the
neighborhoods and entire community to allow all
to work to improve their economic status and provide opportunities for their children. By improving the community, “one neighborhood at a time,”
aﬀordable housing can become a positive reality,
not just for the families relieved of overcrowding
and overpaying, but for their neighbors who are
not forced to endure slum conditions as the cost of
social responsibility.

Organization Of The Housing Element
The Housing Element is a ﬁve-year program extending from 2000 to 2005/2006, unlike other General Plan elements that typically cover a minimum
ten-year planning period. This Housing Element
identiﬁes strategies and programs that focus on:
1) conserving and improving existing aﬀordable
housing; 2) providing adequate housing sites; 3)
assisting in the development of aﬀordable housing; 4) removing governmental and other constraints to the housing development; and 5) promoting equal housing opportunities.
The Housing Element consists of the following
major components:

A summary of the City’s existing and
projected housing needs as identiﬁed in
a separate technical report;

An analysis of land resources to accommodate residential growth, and ﬁnancial
and administrative resources to address
Azusa’s future housing needs;

The Housing Plan addressing the City’s
identiﬁed housing needs, including
housing goals, policies and programs;

A glossary of terms used in the Housing
Element; and

A separate technical background report consisting of a detailed community
needs assessment, and analysis of constraints to housing production and affordability.
Relationship To Other General Plan Elements
The 2000-2005/2006 Housing Element builds on
the proposals this General Plan as derived from
the public input process and synthesized by City
staﬀ. One of the Plan’s key proposals is to facilitate
mixed-use development along key commercial
corridors and districts in the City.
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Encourage aﬀordable housing opportunities in districts and along several key
corridors, including Foothill Boulevard/
Alosta Avenue and Azusa Avenue.
Promote alternative housing types to
meet the needs of the City’s population.
Evaluate the adoption of an inclusionary housing ordinance to require up to
15% of units within a new market-rate
development be price-restricted as units
for lower- and moderate-income households
Establish a Single-Family and Multifamily Rental Housing Rehabilitation Rebate Program Provide where up to 50%
of the costs for improvements on singlefamily and multi-family complexes are
rebated.
Assist non-proﬁt developers to acquire
multifamily housing properties, carry
out rehabilitation, and make units affordable to lower-income households.
Assist eligible non-proﬁt housing providers in acquiring deteriorating and/or
other problem properties.
Provide sites for the development of
housing for the homeless.
Provide modiﬁed parking standards for
multifamily housing.
Provide for neighborhood improvements – through the Neighborhood Improvement Zone program - in targeted
neighborhoods, include extensive community involvement.

Housing Existing Conditions
Housing Need
The following section summarizes the key housing needs identiﬁed in the Housing chapter of the
separate Technical Report.
The summary of existing housing needs is organized into four areas: Housing Availability, Housing Aﬀordability, Housing Adequacy, and Special
Needs Populations, presented in Table H-1.
Housing Availability
The 2000 Census identiﬁes 13,013 housing units
in Azusa, with single family homes accounting
for 57 percent, multi-family units comprising 39
percent, and mobile homes accounting for 4 percent. Approximately half of Azusa’s households
are homeowners, a slight increase from the prior
decade. The 2000 Census also reported the overall
housing vacancy rate for the City at 3.6 percent,
with homeowner vacancy at 1.1 percent and rental
vacancy at 4.0 percent. These vacancy rates show
that while the housing market in Azusa is relatively tight, some mobility is available for residents.
Signiﬁcant new single-family development since
the census has also likely improved mobility for
homeowner households.
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Table H-1
Existing Housing Needs
Housing Availability

#

Overall Vacancy Rate
Homeowner Vacancy
Rental Vacancy
Overcrowded Households
Owner
Renter
Housing Adequacy
Housing Conditions
Housing Units Built Before
1960
Substandard*
Rehabilitation
Replacement

%

Housing Aﬀordability

3.6% Overpaying Households
1.1% Owner
4.0% Renter
2,580
668
1,912
#

#

%

4,505
1,457
3,048

36%
24%
46%

20%
11%
29%
%

7,172

57%

200
188
12

1.5%
94%
6%

Special Needs Populations
Elderly Households
Large Households
Female Headed Households
Disabled
Disabled Persons in Poverty
Farmworkers
Homeless Persons**

#

%

1,875
2,670
1,898
4,559
374
519
0-50

15%
21%
15%
11%
1%
2.6%
<1%

Notes: *Information provided by the City of Azusa Planning Division, June 2001.
**Information provided by the City of Azusa Police Department, June 2001.
Source: U.S. Census, 1990 and 2000; Department of Finance, 2000.
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Overcrowding also serves as an indicator of housing availability. If housing is not of adequate size or
aﬀordable price, overcrowding is more likely to occur. Data from the 1990 Census indicates that 20 percent of Azusa households were overcrowded. The
overcrowding rate was much higher among renter
households than owner households, 29 percent and
11 percent respectively. The City’s average household size grew from 3.17 in 1990 to 3.41 in 2000.

Housing Affordability
The aﬀordability of housing is measured by comparing current housing sales and rental prices to
the maximum aﬀordable price for a household.
Most single-family home and condominium sales
prices in Azusa are aﬀordable to moderate- and
even some low-income households. Even some recent single-family home developments are priced
at levels aﬀordable to moderate income households, although larger projects being developed in
the San Gabriel Canyon area are targeted to upper
income households.
Due to of the region-wide housing shortage, Azusa has few aﬀordable rental options for very lowincome households. Low income households are
able to aﬀord rentals in the City’s smaller apartment complexes, but for the most part are priced
out of units in the larger complexes with high levels of amenities. Moderate-income households are
able to aﬀord all rental options within the City.
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Approximately 3,000 renter households and 1,500
owner households residing in Azusa spent more
than 30% of their income on housing costs in 1990.
More than one-half of low-income renter households paid 50% or more of their income on housing costs. The largest single group who are cost
burdened are very low income small families.
Three assisted rental projects (238 units) in the
City are at potential risk of conversion to market
rents due to expiring Section 8 contracts. Azusa
Apartments, Alosta Gardens, and Azusa Park all
maintain Section 8 contracts and are subject to continued funding from HUD for annual renewals.
Housing Adequacy
The age when housing typically requires major repairs is generally around 30 years. In 1990 more
than one-third of Azusa’s housing stock was more
than 30 years of age, with an additional 20 percent
of the stock turning 30 years of age in the year 2000.
The City estimates that approximately 200 units
are in substandard condition, with the majority of
units (188) suitable for rehabilitation.
The City’s code enforcement program - operated
by the Community Improvement Division - is comprised of team-driven neighborhood preservation
and enhancement strategies, complaint response,
active enforcement of building codes/property
maintenance ordinances, and active review of properties through specialized programs. Neighborhood
preservation and enhancement strategies include:


The Neighborhood Improvement Zones
(NIZ) I and II, where a team of City departments including Community Improvement, Building, Engineering, Public
Works, Administration, Parks and Recreation, and Police have worked together
with the residents to focus resources
to these neighborhoods to accomplish
cleanup and physical improvements,
such as tree planting, and street and sidewalk improvements.
Azusa’s Future—Be a Part of it!
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The Rental Housing Inspection Program,
inspects rental properties on a bi-annual
basis. Cursory exterior inspections are
made, and typically, a number of the
residents are contacted to obtain a sense
of whether there are any physical issues
that need to be brought to the a�ention
of the property owner. Any corrections
to be made are forwarded to the property owner for action.
The Real Property Records Report is
required of any property that is sold in
the City. A City records search and site
visit of the property are made, and any
substandard condition is brought to the
a�ention of the owner and prospective
buyer for correction.

The Community Improvement Division is also
proactive in identifying properties that require
a�ention, either through complaints or through
visual observation. Referrals are frequently made
to the Redevelopment Agency for housing rehabilitation assistance, or when budget allows, the
use of nuisance abatement funds to immediately
correct substandard conditions, with installment
payments arranged for the property owner.

fered to seniors at the Azusa Senior Center and referral and case management services oﬀered by social workers from the Santa Anita Family Service.
Issues addressed through the Santa Anita Family
Service organization include referrals for housing,
nutrition, social security, and disability concerns.
Large Households
Large households are deﬁned as those consisting
of ﬁve or more persons. In 1990, large households
accounted for 21.1 percent of the City’s total households. Large households experience a need for
more space at aﬀordable housing costs. This need
is particularly felt by large family renter households. Approximately 54 percent of large family
households in Azusa were renters in 1990. However, only 12 percent of the occupied rental units had
three or more bedrooms. With the gap between the
number of large households and the number of
larger rental units, many large renter households
are faced with living in overcrowded conditions.
Female Headed Households
Female-headed households, especially households
with children, are generally characterized by lower incomes and a greater need for aﬀordable housing and accessible and aﬀordable childcare.

Special Needs Populations
Certain population groups may have more diﬃculty in ﬁnding adequate, aﬀordable housing due
to their special needs. State law deﬁnes the special needs groups as elderly persons, large households, female-headed households, handicapped,
farmworkers, and homeless persons.

Family households headed by a female are more
prevalent in Azusa than in Los Angeles County
as a whole. In 1990, female-headed family households accounted for 21 percent of Azusa’s family
households (compared with 19% in the County)
and about 15 percent of all Azusa households
(compared with 13% in the County).

Elderly Households
Between 1990 and 2000, the number of households
headed by a senior citizen rose from 1,824 to 1,875,
according to the US Census.

Disabled
The disabled population encompasses several distinct groups such as, but not limited to, the physically handicapped; developmentally disabled; and
severely mentally ill. The special housing needs
of these populations include independent living
units with aﬀordable housing costs; supportive
housing with aﬀordable housing costs; and hous-

The 1990 Census reported that approximately
two-thirds of Azusa’s senior households were homeowners. The City provides funding support
through CDBG funds for existing programs ofAzusa’s Future—Be a Part of it!
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ing with design features that facilitate mobility
and independence.
In 1990, the Census reported 4,559 persons with
disabilities in Azusa. Persons were identiﬁed as
having a self-care limitation if they had a health
condition that lasted for six months, which made
it diﬃcult to take care of their own personal needs,
such as dressing, bathing, or ge�ing around inside
the home. Persons were identiﬁed as having a mobility limitation if they had a health condition that
lasted six or more months and that made it difﬁcult to go outside the home alone such as shopping and visiting the doctor’s oﬃce. It is estimated
that 374 persons with disabilities in Azusa were
living below the poverty level in 1990.
Farmworkers
The 1990 Census reported that farmworkers made
up less than 3 percent of the employment sector
in Azusa. The Southern California Association of
Government’s (SCAG) 1998 Regional Forecast estimated that approximately 840 Azusa residents
were employed in the “agriculture” sector in 1997.
This agricultural employment is due primarily to
the Monrovia Nursery, which is located in an unincorporated area next to the City of Azusa. The Monrovia Nursery employs 700 general nursery workers, the majority of whom are full-time. Due to the
urbanized nature of the greater San Gabriel Valley,
farmworker households comprise only a small percent of the City’s entire housing assistance needs.
Homeless
The 1990 Census reported no homeless persons in
emergency shelters or visible in street locations in
Azusa. The Azusa Police Department (APD) was
contacted in 2001 and estimated that Azusa has
less than 50 homeless persons in the City.
The City provides funding support through CDBG
funds for three programs assisting the homeless
and people in need of emergency shelter. Funding
support is given to the City’s existing local shelter,
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Peregrinos’ de Emaus, provides counseling and
voucher assistance to local homeless individuals
and families. Azusa oﬀers funding support to the
East San Gabriel Valley Coalition for the Homeless (ESGVCH), a non-proﬁt organization providing year-round emergency assistance to at-risk and
homeless persons including food, clothing, diapers,
information and referral, and advocacy. Azusa supports the YWCA-WINGS that oﬀers sanctuary, community outreach, counseling, and a 24-hour emergency help line to abused and ba�ered women and
children. According to the East San Gabriel Valley
Task Force on Homelessness, Azusa has one longterm emergency shelter (Peregrinos’ de Emaus) and
two transitional housing facilities (Joshua’s House
and The River Community).
Future Housing Needs
California’s Housing Element law requires that
each city and county develop local housing programs designed to meet its “fair share” of existing
and future housing needs for all income groups, as
determined by the jurisdiction’s Council of Governments, when preparing the State-mandated
Housing Element of its General Plan. In the sixcounty southern California region, the agency responsible for assigning these fair share targets to
each jurisdiction is the Southern California Association of Governments (SCAG).
In 1999 SCAG developed the Regional Housing
Needs Assessment (RHNA) forecasts based on
forecasts of population, employment, and households from 1998-2005/2006. Based on the forecasts,
SCAG has determined that the construction need
for Azusa is 677 units over the 1998-2005/2006
period. The breakdown of the construction need
among the diﬀerent income groups is contained
in Table H-2. As presented in the table, the largest
portion of units (30 percent) is allocated to upper
income households, while 27 percent are allocated
for very low-income households.
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Table H-2
Share of Regional Housing Needs - 1998 to 2005/2006
Income Group

% of County
Median Family
Income (MFI)

Income Threshold
(in 2001 $)

Housing Needs
(in units)

% of Total
Housing Needs

0 to 50%

$25,650 or less

183

27%

Low

51 to 80%

$25,651 to $41,050

135

20%

Moderate

81 to 120%

$41,051 to $61,579

156

23%

>120%

More than $61,580

203

30%

677

100%

Very Low

Upper
Total

Source: Southern California Association of Governments, 1999.
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In this Housing Element, Azusa, virtually alone
among its neighbors, continues to recognize its
responsibility for meeting regional housing needs
crucial to the local economy, even while protesting
the way in which this responsibility is apportioned.
This Housing Element meets those obligations by
demonstrating adequate residential sites through
General Plan and development regulations to address the City’s fair share housing needs.
Issues Summary
Azusa’s key housing issues are summarized
below:

Very low-income (50% MFI) households
are priced out of the rental market in
Azusa, and are therefore faced with
overpayment and/or overcrowding.
While most rentals are aﬀordable to low
income (80% MFI) households, vacancies are extremely limited.

While the majority of existing ownership housing is aﬀordable to moderateincome households, new housing being
developed is targeted primarily to upper
income households.

The City has a high portion of lower income households (51%) relative to the
region (47%), and a relatively aﬀordable
existing housing stock. However, based
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on the generally lower incomes of residents, a high proportion (29%) are overpaying for housing.
Approximately one-ﬁ�h of Azusa’s
households are overcrowded, resulting
in inadequate housing conditions and
accelerated unit deterioration.
Over half of the City housing stock is 30
years of age or older, the age when housing begins to experience major rehabilitation needs. An estimated 200 units are
in substandard condition.
Special needs households in Azusa include the elderly (19% of City households), large households (over 20% of City
households, half of whom are renters)
female-headed households (15% of City
households), students, and the homeless.
Azusa has limited vacant residential
land remaining for development, yet
pursuant to the SCAG Regional Housing
Needs Assessment (RHNA) the City is
required to plan for 677 new units during the 1998- 2005/2006 planning period.
The RHNA requires the City to plan for
318 new units aﬀordable to lower income
households. New development targeted
to lower income households typically
requires some level of subsidy, and the
City has only limited resources to assist
in development.

Housing Resources
This section describes and analyzes resources
available for the development, rehabilitation, and
preservation of housing in Azusa. This includes the
availability of land resources and the City’s ability
to satisfy its share of the region’s future housing
needs, ﬁnancial resources available to support the
provision of aﬀordable housing, and administrative resources available to assist in implementing
the City’s housing programs.
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Availability Of Sites For Housing
Azusa is a highly urbanized community that is
almost entirely built out. As very li�le vacant
residential land remains in the City, the residential sites analysis addresses vacant sites, but speciﬁcally focuses on underutilized sites within the
City. Underutilized sites are those that are developed well below the maximum density allowed in
Azusa’s zoning code. The location and number of
available parcels and associated acreage and dwelling unit potential were determined from review of
current parcel data using the City’s GIS database.
Table H-3 provides a breakdown of the number of
vacant and underutilized sites in the City and the
additional dwelling units that could be developed
in each zone.
As part of the Land Use Plan and the Urban Form,
mixed-use is being encouraged in districts and
along corridors; thereby, signiﬁcantly expanding sites for residential inﬁll. This initiative, with
strong community support, oﬀers an innovative
and realistic opportunity for high-quality housing
development that will provide a�ractive alternatives to all income levels, including low-income
residents. By oﬀering a mix of housing types at a
mix of housing prices, the corridors and districts
can will strengthen the community’s existing lowerdensity neighborhoods. This option has a further beneﬁt for low-income households that also
lack access to autos, since these sites are served by
local and regional transit.

cels totals 460 units. Several of the vacant sites in
the existing R3-1,600 zone are located along Alameda Avenue. In addition to these vacant residential
sites, the City has recently rezoned a vacant M-2
parcel for the second phase of the Parkside Development. This project provides 26 single-family
homes. Similar to the ﬁrst phase of the project, the
minimum lot sizes for the new homes will be 4,000
square feet, which is lower than the minimum lot
size requirements in the Zoning Code.
Underutilized Single-Family Sites
The single family residential zones included in the
sites analysis are shown in Table H-3 and are located throughout the City. The majority of these
sites are partially developed. For purposes of this
analysis, underutilized sites in the existing R16,000, R1-7,500, and R1-10,000 zones are deﬁned
as those parcels that are twice the size of the allowable minimum lot size, are a minimum of 12,000
square feet, and have only one existing house on
the parcel. Under the existing City’s zoning regulations, R1 parcels meeting this criteria are permitted to develop an additional single-family home
on the parcel. In combination with the few vacant
parcels, development of underutilized R1 parcels
can yield 240 additional units (refer to Table H-3).

Finally, the Azusa Paciﬁc University’s Azusa
Square Speciﬁc Plan provides for development
of additional housing for students and faculty in
Azusa, which will also ease pressure on the housing market. Figure H-1 illustrates the location of
these residential sites.

Underutilized Multi-Family Sites
The City has two R3 existing zoning districts, R33,000 and R3-1,600, providing for 14 and 27 units
per acre respectively. Underutilized sites in these
multi-family residential zones are deﬁned as parcels developed at 50 percent or less of the maximum allowable density. As shown in Table H-3,
the potential units from underutilized parcels in
the existing R3-3,000 and R3-1,600 zones total 123
units, with the majority in the higher density existing R3-1,600 district.

Vacant Sites
As shown on Table H-3, a limited amount of vacant land is available in the residential zones. Potential units from development of the vacant par-

Mixed Use Along Commercial Corridors
The City’s General Plan update establishes a
mixed-use designation to provide for a mix of residential and commercial uses along key commer-
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Table H-3
Vacant and Underutilized Sites
for Future Development
Land Use Zone

Maximum du/acre

Parcels

Acreage

Unit Potential

27

14

3.08

80

27

13

7.12

180

1

11.29

200

Vacant
R3-1,600
Mixed Use

1

APU SP
Underutilized Sites
R1-10,000

4.3

7

8.47

10

R1-7,500

5.8

14

13.16

19

R1-6,000

7.3

197

68.69

211

R3-3,000

14.5

2

0.88

7

27

53

8.51

116

27

156

15.81

370

457

137.01

1,193

R3-1,600
Mised Use

1

Total

Notes: du = dwelling unit; APU SP = Azusa Paciﬁc University Speciﬁc Plan
1
The mixed-use zone designation is a new zone designation pertaining to the corridors and districts the City.
Source: City of Azusa Community Development Department, 2003

3 - 86

Azusa’s Future—Be a Part of it!

Chapter 3: The Built Environment
cial corridors, including Foothill Boulevard/Alosta Avenue, and Azusa Avenue, and surrounding
the future Gold Line Transit Station (refer to Figure H-1). Adding residential development along
some of Azusa’s commercial corridors will create
activity along the street, provide a variety of housing types near work and shopping, and enhance
public safety. A total of 23 acres of vacant and underutilized sites have been identiﬁed within these
designated mixed-use corridors, providing potential for 550 additional units.

Of the 470 units built, six have been built as second
units on existing R-1 and R-2 parcels, and fall within the range of aﬀordability to lower income households. The 111 moderate income units are comprised
of the Parkside development, and sca�ered singlefamily homes on inﬁll parcels. And for the ﬁrst time
in many years, the City is witnessing development
of housing targeted to upper income households in
the San Gabriel Canyon area, with 353 units being
developed as part of the Mountain Cove and Alexander Catania Communities projects.

Azusa Paciﬁc University’s Azusa Square
Speciﬁc Plan
Azusa Paciﬁc University (APU) is located near Alosta Avenue and Citrus Avenue in the eastern portion of Azusa. In the year 2000, the City adopted
the Azusa Paciﬁc University Azusa Square Speciﬁc
Plan (SP-5). This Speciﬁc Plan was developed to
create a traditional university area and includes
athletic ﬁelds, parking, student residential and academic buildings, and academic oﬃces and retail
uses. The residential component of SP-5 is planned
to be up to 4 stories in height as allowed in the City’s
existing C-3 zone and will include approximately
64,000 square feet of housing. A total of 200 units
of residential development is planned in this area.
According to the Vice President for University Projects at the APU, the housing will be for students
and made available at below market rates.

Considering that the City is providing sites through
the General Plan update new land use plan to accommodate approximately 3,371 additional dwelling units, Azusa has exceeded its outstanding
RHNA requirement for 357 new units. The more
important issue is whether targets for each aﬀordability level can be met, especially those for very
low and low income households not currently being provided for in the market.

Comparison Of Sites With Regional Housing
Growth Needs (RHNA)
Azusa has an identiﬁed future housing need
(RHNA) of 677 units to be developed during the
1998-2005/2006 period, including 318 units aﬀordable to lower income households. Housing built
from January 1, 1998 onward can be credited towards meeting the adequate sites requirement for
the RHNA. Between January 1998 - June 2001, a
total of 470 units have been built or are in the near
term pipeline for development. All of these units
have been single-family homes, and given sales
price information can be assigned to the four income categories as shown in Table H-4.
Azusa’s Future—Be a Part of it!

The City’s highest density existing multi-family
zone (R3-1,600) provides densities up to 27 units/
acre, which given moderate land costs in the City,
is suﬃcient to facilitate housing aﬀordable to lower
income households. The addition of a district designation with incentives for inclusion of housing at
densities up to 27 units/acre will signiﬁcantly expand areas for multi-family rental and ownership
housing that can be provided at aﬀordable levels.
And the Azusa Paciﬁc University Speciﬁc Plan will
provide up to 200 apartment units for students. In
addition to providing these multifamily sites for
up to 953 additional units, the City’s Housing Element establishes several programs to help facilitate
production of aﬀordable housing, including the
provision of ﬁnancial assistance and regulatory incentives, and potential adoption of an inclusionary
housing ordinance.
Financing Resources
The City has access to a variety of existing and
potential funding sources available for aﬀordable
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Table H-4
Remaining 1998 - 2005/2006
Regional Housing Needs (RHNA)
Income/Aﬀordability
Category

% of
County (MFI)

Very Low
Low
Moderate
Upper
Total

Total 1998 Units Construct2005/2006 Regioned/in Pipeline
al Housing Need
between 1998
(RHNA)
and June 2001

Remaining
Units Needed

0 to 50%

183

0

183

51 to 80%

135

6

129

81 to 120%

156

111

45

>120%

203

353

0

677

470

357

Source: Southern California Association of Governments, 1999. City of Azusa Community Development Department - Building Records, June 2001.
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housing activities. They include programs from local, State, federal and private resources. The Existing Conditions Technical Report describes the
most signiﬁcant housing funding sources currently used in Azusa along with additional funding
sources available to support in implementing the
City’s housing program activities (refer to Table 241 in the Technical Report). The four largest funding sources in the City are described below.
Community Development Block Grants
The City participates under the Los Angeles Urban
County Community Development Block Grant
(CDBG) program. The CDBG program is very
ﬂexible in that funds can be used for a wide range
of community development activities primarily
beneﬁting lower income households. The eligible
activities include, but not limited to: acquisition
and/or disposition of real estate or property, public
facilities and improvements, relocation, rehabilitation and construction (under certain limitations)
of housing, homeownership assistance, and clearance activities. The City expects to receive approximately $706,000 in CDBG funds for the 2001/2002
ﬁscal year, combined with approximately $400,000
in prior years funds. Approximately $380,000 will
be used for replacement of a Section 108 loan. The
City has allocated over $170,000 in CDBG funds
in support of the single-family rehabilitation program. Funds are also allocated towards services
for special needs populations, including referrals
and case management for seniors and the disabled,
homeless outreach and assistance programs, and
domestic violence prevention. A neighborhood
program has been established to solicit input from
community members about capital improvements
needed in their neighborhoods.
Redevelopment Housing Set-Aside
State law requires the Community Redevelopment Agency to set-aside 20 percent of all tax increment revenue generated from redevelopment
projects for aﬀordable housing. The Agency’s 20percent set-aside funds must be used for activities
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that increase, improve, or preserve the supply of
aﬀordable housing in the City. Housing developed under this program must remain aﬀordable
to the targeted income group for at least 15 years
for rental units and 10 years for ownership housing. Due to the Azusa Redevelopment Agency’s
aggressive housing programs, the low and moderate income housing fund (the 20% set-aside funds)
has been exhausted. The housing fund is expected
to be in a deﬁcit until 2012 as it continues to repay
previously incurred debt and cover its fair share
of expenses. Since the housing fund also borrowed
from the Agency’s general fund, it must repay that
debt before undertaking any new projects. Between $680,000 and $780,000 per year in housing
set-aside funds are projected to be generated during the 2000 and 2005/2006 planning period. All of
these funds will be necessary to repay previously
incurred debt (approximately $690,000 annually is
scheduled to be used for debt service), and cover
administrative costs.
City of Industry Funds
Another ﬁnancial resource accessible to Azusa is
the City of Industry Funds that can only be used
by jurisdictions within a 15-mile radius of the City
of Industry. Industry Funds consist of 20 percent
of the tax increment funds collected by the City
of Industry and transferred to the Housing Authority of the County of Los Angeles (HACoLA)
to develop low- and moderate-income housing for
families, seniors and people with special needs,
including domestic violence victims, emancipated
foster youth, and those aﬄicted with AIDS/HIV. To
be eligible for Industry Funds, a proposed aﬀordable rental housing development is required to
set aside a minimum of 20 percent of the units for
very low-income households. A proposed for-sale
development must set aside a minimum of 20 percent of the units for very low- and/or low-income
households to qualify for Industry Funds. Funds
are awarded annually on a competitive basis.

Azusa’s Future—Be a Part of it!

Chapter 3: The Built Environment
State Housing Funds
During the summer of 2000, former California
Governor Gray Davis signed the largest housing
budget in State history, making available approximately $500 million for aﬀordable housing and
related activities. The most substantially funded
programs include (but are not limited to) the following: Rental Housing ($177 million), Community Amenities/ Development Incentives ($110
million), Ownership Housing ($100 million),
Emergency Housing Assistance ($32 million), and
Supportive Housing for Minors Leaving Foster
Care ($25 million). The City will make eﬀorts to
qualify for a portion of these funds in partnership
with non-proﬁt organizations/service providers
active in Azusa and the San Gabriel Valley.

The East Los Angeles Community Union
(TELACU)
TELACU is a community development corporation that provides aﬀordable home-ownership opportunities for families and apartment rentals for
low-income senior citizens and the disabled. Since
its establishment in 1968, the Union has built more
than 1,000 senior apartment units in the Los Angeles area with HUD assistance.

Administrative Resources
Described below are non-proﬁt agencies active in
San Gabriel Valley that can assist the City in developing, conserving and/or rehabilitating housing.
These agencies play important roles in meeting
the housing needs of the community. In particular,
they are critical in the improvement of the housing
stock and the preservation of at-risk housing units
in the City.

Southern California Presbyterian Homes
(SCPH)
SCPH is an experienced non-proﬁt housing developer that has developed many aﬀordable housing projects throughout Southern California. The
housing activities of SCPH are funded through
CDBG, HUD Sections 202 and 221, and local redevelopment housing set-aside funds.

Habitat For Humanity - San Gabriel Valley
(SGV)
Habitat for Humanity is a non-proﬁt, Christian organization dedicated to building aﬀordable housing and rehabilitating damaged homes for lower
income families. Habitat builds and repairs homes
for families with the help of volunteers and homeowner/partner families. Habitat homes are sold
to partner families at no proﬁt with aﬀordable, nointerest loans. Volunteers, churches, businesses,
and other groups provide most of the labor for the
homes. Land for new homes is usually donated by
government agencies or individuals.
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SoCAL Housing
SoCal Housing is a regional non-proﬁt corporation
providing aﬀordable housing throughout the ninecounty Southern California area. So-Cal Housing
ﬁnances, develops, preserves and manages aﬀordable housing.

Pasadena Neighborhood Housing Services
Pasadena Neighborhood Housing Services (PNHS)
provides aﬀordable housing (rental property and
homeownership) to families from low- to moderate-income levels. PNHS leverages CDBG funds
through the sale of CDBG-funded rehabilitation
loans on the secondary market through Neighborhood Housing Services of America. PNHS also receives funds under the California Housing Rehabilitation Program.
Housing Element Goals And Policies
This section contains the goals and policies that
address the housing needs of the City. The goals
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and policies address ﬁve major issues: (1) provide a variety of housing types; (2) maintain and
preserve the existing housing stock; (3) provide
adequate sites for the development of new housing; (4) minimize the impact of governmental
constraints on housing production; and (5) assure
equal housing opportunity for all residents. Each
issue area is discussed in greater detail below.
Programs to implement these polices are included
parenthesis.
Housing Plan
The Housing Plan section sets forth the goals and
policies of the Housing Element, reviews the accomplishments of the 1989 Housing Element,
and discusses the housing programs for the 20002005/2006 period.
Goals and Policies
Provide for a Variety of Housing Types
GOAL
1 ASSIST IN THE PROVISION OF ADEQUATE HOUSING
TO MEET THE NEEDS OF THE COMMUNITY. ESTABLISH A BALANCED APPROACH TO MEETING HOUSING NEEDS THAT INCLUDES BOTH OWNER AND
RENTER HOUSEHOLDS.

POLICIES
1.1 Provide a range of residential development types in Azusa, including low density single-family homes, moderate density townhomes, higher density apartments
and condominiums, and residential/commercial mixed-use in order to address the
City’s share of regional housing needs.
(H1, H2, H3, H4, H5, and H6)

1.3 Assist in the provision of home ownership assistance for moderate, and where
feasible, low income residents, and target
a portion of new ownership units toward
large families. (H1, H7, and H8c)
1.4 Establish working partnerships with private developers and nonproﬁt housing
corporations to assist Azusa in meeting its
housing goals. (H1d, H2, H9b, H14, and
H15)
1.5 Pursue State, Federal and other funding
sources for activities to leverage local funds
and maximize assistance. (H1 and H7)
1.6 Assist residential developers in identifying and preparing land suitable for residential development. (H14 and H15)
1.7 Support the provision of high quality rental
housing for large families, students, and senior citizen households. (H3, H4, and H5)
1.8 Require that housing constructed expressly for low and moderate income households not be concentrated in any single
portion of the City. Evaluate adoption of
an inclusionary housing ordinance to integrate aﬀordable units within market
rate developments. (H6)
Maintain and Preserve the Existing Housing
Stock
GOAL
2 MAINTAIN AND ENHANCE THE QUALITY OF EXISTING HOUSING AND RESIDENTIAL NEIGHBORHOODS
IN AZUSA.

1.2 Facilitate development of aﬀordable
housing through use of ﬁnancial and/or
regulatory incentives. (H1, H3, H7, H15,
and H17)
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POLICIES
2.1 Encourage neighborhood and local involvement in addressing housing and
neighborhood maintenance and improvement through the Neighborhood Improvement Zone program. (H11)
2.2 Continue to provide rehabilitation and
home improvement assistance to low and
moderate income households, seniors,
and the disabled. (H8)
2.3 Preserve and improve the quality of affordable rental housing by providing rehabilitation assistance to owners of rental
properties. (H9 and H10)
2.4 Cooperate with non-proﬁt housing providers in the acquisition and rehabilitation
of older apartment complexes and singlefamily homes, and maintenance as long
term aﬀordable housing. (H8c and H9b)
2.5 Continue to oﬀer and promote home ownership assistance programs as a means of
enhancing neighborhood stability. (H1
and H8c)
2.6 Continue to participate in state and federally sponsored programs designed to
maintain housing aﬀordability, including
the Section 8 rental assistance program.
(H7 and H12)
2.7 Continue to monitor aﬀordable housing
developments within the City and work
to preserve housing at-risk of conversion
to market rate. (H13)
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Adequate Sites for New Housing Development
GOAL
3 PROVIDE ADEQUATE SITES FOR THE DEVELOPMENT
OF NEW HOUSING THROUGH APPROPRIATE LAND
USE AND ZONING DESIGNATIONS TO ACCOMMODATE
THE CITY’S SHARE OF REGIONAL HOUSING NEEDS.

POLICIES
3.1 Continue to maintain an up-to-date residential sites inventory, and provide to interested
developers in conjunction with information
on available development incentives. (H14)
3.2 Create mixed-use opportunities along key
commercial corridors as a means of enhancing pedestrian activity and community interaction. (H15)
3.3 Continue to allow second residential units
on single-family parcels as a means of
providing additional inﬁll housing opportunities. (H4)
3.4 Utilize the speciﬁc plan process as a tool
to provide ﬂexible and creative solutions
to housing on larger pieces of property,
such as the Azusa Paciﬁc University and
Monrovia Nursery sites. (H14)
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3.5 Accommodate housing facilities for persons and families in need of temporary
and short term housing within the City’s
commercial districts. (H16)
3.6 Address needs of overcrowded households
through room additions and construction
of aﬀordable rental and ownership housing for large families. (H8a and H14)

ily status, national origin, physical disability or other such circumstances. (H19)
5.2 Promote greater awareness of tenant and
landlord rights and obligations. (H19)

Removal of Constraints
GOAL
4 MINIMIZE THE IMPACT OF GOVERNMENTAL CONSTRAINTS ON HOUSING PRODUCTION AND AFFORDABILITY.

POLICIES
4.1 Provide regulatory incentives, such as
density bonuses and reduced parking, to
oﬀset the costs of developing aﬀordable
housing. (H3, H5, H17, and H18)
4.2 Establish mixed-use development standards that provide incentives for the inclusion of residential uses along designated corridors and in districts. (H15 and
H18)
4.3 Maintain the City’s coordinated, interdepartmental Development Review process
for larger-scale projects in the City. (H14)
Equal Housing Opportunity
GOAL
5 PROMOTE EQUAL OPPORTUNITY FOR ALL RESIDENTS
TO RESIDE IN THE HOUSING OF THEIR CHOICE.

POLICIES
5.1 Continue to enforce fair housing laws prohibiting arbitrary discrimination in the
building, ﬁnancing, selling or renting of
housing on the basis of race, religion, fam3 - 94

Housing Implementation Programs
This section contains the housing programs that
address the Housing Element goals and policies
set forth. The housing programs deﬁne the speciﬁc
actions the City will undertake in order to achieve
the goals for the 2000-2005/2006 period. Pursuant
to State law, the programs address the following
issue areas:
1)
2)
3)
4)
5)

Provide for a variety of housing types;
Maintain and preserve the existing housing stock;
Create and maintain adequate sites for
new housing development;
Removal of constraints; and
Equal housing opportunity.

The housing programs are discussed in detail below. Table H-5 summarizes the programs, goals,
objectives, funding source, responsible agency,
and time frame for implementation during the
2000-2005/2006 period.
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Table H-5
Housing Program Summary

Housing Program

Program Goal

Five-Year
Objective

Funding Source

Responsible
Agency

Time Frame

Provide for a Variety of Housing Types
H1. Home Ownership Programs
a. Mortgage Credit
Certificate (MCC)
Program.

Assist qualified
households with
the purchase of a
home.

Continue
participation in the
program; provide
information to City
residents.

Federal Income
Tax Credit

Los Angeles
County CDC;
Economic
Development
Department

2000-2006

b. Home Ownership
Program (HOP)

Assist first time
home buyers who
meet the lower
income limits.

Continue
participation in the
program; provide
information to City
residents.

County HOME;
CDBG

Economic
Development
Department

2000-2006

c. Fresh Rate
Program

Assist qualified
households with
the purchase of a
home.

Continue
participation in the
program; provide
information to City
residents.

ICLFA

Economic
Development
Department

2000-2006

d. Home Buyer
Program for New
Construction

Work with
developers of new
ownership housing
to integrate
affordable units
within market rate
projects.

Encourage
integration of
affordable units
within new for-sale
housing
developments.

State bond
financing;
Industry SetAside; and
others

Economic
Development
Department

2000-2006

H2. Single-Family
Infill Program

Work with the
AUSD and the
East San Gabriel
Valley ROP in
constructing
homes on infill
sites.

Complete three
additional homes;
provide sales
prices at levels
affordable to
moderate income
households.

CDBG;
Redevelopment
Agency funds

Economic
Development
Department

2000-2006

H3. Senior Housing
Program *

Assist in the
provision of senior
housing with
modified
development
standards.

Facilitate
development of
senior housing in
R-3, corridors, and
districts.

General Fund

Community
Development
Department

2000-2006

H4. Provision for
Additional Residence
on a Lot

Provide for the
construction of
additional
dwellings on
oversized lots
within R1 zoning
districts.

Continue to
accommodate infill
units on developed
R1 parcels.

General Fund

Community
Development
Department

2000-2006
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Table H-5
(Housing Program Summary continued)
Program Goal

Five-Year
Objective

H5. Alternative
Housing Models

Promote
alternative housing
types to meet the
needs of the City’s
population.

Provide flexible
zoning regulations,
financial
assistance, and
other incentives.

General Fund;
CDBG;
Redevelopment
Agency funds

Community
Development
Department;
Economic
Development
Department

H6. Inclusionary
Housing Ordinance *

Integrate
affordable units
within market-rate
projects. In-lieu
fees may be paid
as substitution.

Evaluate adoption
of inclusionary
housing, and as
appropriate,
follow-up with a
nexus study and
in-lieu fee amount,
and adoption of an
ordinance.

General Fund

Community
Development
Department

H7. Affordable
Housing Funding
Sources

Encourage the use
of various funding
sources available
to the City.

Actively pursue
funding sources for
housing
development;
provide
information on
available funding
sources; conduct
developers’
workshop.

General Fund;
Industry SetAside funds ;
and other State,
County and
Federal funding
sources

Community
Development
Department;
Economic
Development
Department

Conduct
workshop in
2005

Housing Program

Funding Source

Responsible
Agency

Time Frame
2000-2006

2005

Maintain and Preserve the Existing Housing Stock
H8. Single-Family Rehabilitation Programs
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a. HOME
Rehabilitation Loan
Program

Assist qualified
applicants for
home
improvement
activities.

In coordination
with program 8b,
assist 35
households
annually; promote
the program on the
City website, at
public locations
and community
events.

HOME

Community
Development
Department;
Economic
Development
Department;
Los Angeles
County CDC

2000-2006

b. Single-Family
Housing
Rehabilitation
Grant Program

Assist qualified
applicants in minor
home repairs.

In coordination
with program 8a,
assist 35
households
annually; promote
the program on the
City website.

CDBG

Community
Development
Department;
Economic
Development
Department;
Los Angeles
County CDC

2000-2006
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Table H-5
(Housing Program Summary continued)
Housing Program
c. Single-Family
Acquisition and
Rehabilitation
(HUD Section
203(k))

Program Goal
Assist eligible nonprofit housing
providers in
acquiring
deteriorating
and/or other
problem
properties.

Five-Year
Objective

Funding Source

Responsible
Agency

Time Frame

The
Redevelopment
Agency will
contact HUD to
evaluate
participation in the
203(k) program.

HUD;
Redevelopment
Agency funds

Redevelopment Agency;
Economic
Development
Department

By the end of
2005

H9. Multi-Family Rehabilitation Programs
a. Single and MultiFamily Rental
Housing
Rehabilitation
Rebate Program

Provide 50%
rebate for
improvements on
single and multifamily complexes.

Assist 15
households
annually; continue
to promote the
program on the
City website.

CDBG

Economic
Development
Department

2000-2006

b. Multi-Family
Housing Acquisition
and Rehabilitation

Assist developers
(non-profit) to
acquire property,
carry out
rehabilitation, and
make units
affordable to
lower-income
households.

Contact non-profit
housing providers
regarding interest
in establishing
partnerships in the
acquisition and
rehabilitation of
substandard rental
properties.

CDBG;
Redevelopment
Agency funds;
Industry SetAside funds

Economic
Development
Department

Contact nonprofits in
2006

H10. Rental Housing
Inspection Program

Ensure
maintenance of
rental properties
through annual
inspection.

Continue to
administer the
rental inspection
program.

General Fund

Community
Improvement
Division

2000-2006

H11. Neighborhood
Improvement Zone
Program

Provide for
neighborhood
improvements in
targeted
neighborhoods,
include extensive
community
involvement.

Identify additional
target
neighborhoods,
and involve
residents to
identify and
implement needed
improvements.

CDBG; General
Fund

Redevelopment Agency

2000-2006

H12. Section 8 Rental
Assistance.

Provide rental
subsidies to very
low-income
households.

Continue rental
assistance to 277
households, with
additional
assistance
provided as
funding becomes
available.

HUD

Los Angeles
County
Housing
Authority;
Economic
Development
Department

2000-2006
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Table H-5
(Housing Program Summary continued)

Housing Program

Program Goal

H13. Preservation of
At-Risk Units.

Preserve housing
at risk of
conversion to
market-rate units.

Five-Year
Objective
Maintain close
contact with
owners of at-risk
properties; provide
financial and other
assistance to
maintain
affordability;
conduct tenant
education.

Funding Source

Responsible
Agency

Time Frame

HUD; CDBG;
Redevelopment
Agency funds

Redevelopment Agency;
Economic
Development
Department

2000-2006

Adequate Sites for New Housing Development
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H14.
Vacant/Underutilized
Sites Inventory

Provide adequate
sites to meet the
RHNA allocation.

Maintain an
inventory of sites
suitable for
residential
development;
conduct a
developers
workshop.
Develop incentives
for lot
consolidation.

General Fund;
CDBG;
Redevelopment
Agency funds

Community
Development
Department;
Economic
Development
Department

2005

H15. Mixed Use
District

Provide sites for
mixed-use
development along
several key
commercial
corridors. Permit
residential
densities up to 27
units per acre.

Adopt the General
Plan and
implementing
mixed-use
ordinance with
incentives for
inclusion of
residential
development.

General Fund

Community
Development
Department

2004

H16. Sites for
Transitional
Housing/Homeless
Shelters

Provide sites for
the development of
housing for the
homeless.

Amend the
Development Code
design guidelines
to conditionally
allow for
transitional
housing and
emergency shelters
in commercial
districts.

General Fund as
necessary

Community
Development
Department

2004
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Table H-5
(Housing Program Summary continued)
Program Goal

Five-Year
Objective

H17. Density Bonus
Ordinance

Provide density
bonus and
additional
regulatory
incentives for
developments that
include affordable
units.

Adopt a local
density bonus in
conjunction with
the Development
Code; promote
availability
through developers
workshop.

General Fund

Community
Development
Department,
Planning
Commission,
City Council

2004

H18. Review of
Parking Standards

Provide modified
parking standards
for multi-family
housing.

Review parking
standards during
the Development
Code update
process and revise
as appropriate.

General Fund

Community
Development
Department,
Planning
Commission,
City Council

2004

Continue to
promote fair
housing practices,
refer fair housing
complaints to the
Fair Housing
Council of San
Gabriel Valley.

CDBG

Fair Housing
Council of San
Gabriel Valley;
Community
Development
Department.

2000-2006

Housing Program

Funding Source

Responsible
Agency

Time Frame

Removal of Constraints

Equal Housing Opportunities
H19. Fair Housing

Assure that all
residents have
equal access to
housing.

Five-Year Program Objectives:
Housing Construction: 677 units (183 very low, 135 low, 156 moderate, 203 above moderate)
Housing Rehabilitation: 200 low- and 50 very low-income units (75 multi-family, 175 single-family units)
Housing Conservation: 238 very low income units (Azusa Park Apartments, Alosta Gardens, and Azusa Apartments)
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Historic/Cultural Resources
Azusa is the oldest community in the San Gabriel
Valley, predating the arrival of the Spaniards by
six thousand years. The name is derived from the
Chumash 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.

Azusa’s Historic/Cultural Resources Element is
such an optional element. Once adopted, this element will have the same legal status as any of the
mandatory elements. Additionally, other state requirements pertaining to the mandatory elements,
such as internal consistency, also apply to the optional element.
Historical/Cultural Resources Big Ideas
The Big Ideas for the Historical and Cultural
Resources Element are:

Identify historic landmarks

Designate historic districts, including:

Downtown District

Sunset Neighborhood

Foothill/Route 66 Corridor

Conducting tours of historic structures
and historic districts

Telling Azusa’s story through an expanded commitment to public art, carrying the
theme of Azusa’s natural and historic legacy.
Historical/Cultural Resources Existing
Conditions

Statutory Requirements
In addition to the mandatory elements, other optional elements may be included in a City’s general plan. The California Government Code Section
65303 states:
The General Plan may include any other elements
or address any other subject which, in the judgment of the legislative body, relate to the physical
development of the county or city.
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For thousands of years prior to Spanish exploration
and se�lement, the Tongva/Gabrielino Indians occupied what is now Azusa. With an emphasis on
se�lements near the San Gabriel River and at spring
sites, the Tongva/Gabrielino Indians practiced a
complex form of hunting and gathering and of land
resource management. With the arrival of the Spanish colonists in 1769 life changed for the people and
the eﬀects of missionization and European culture
led to the demise and displacement of the Indian
people. With the founding of Mission San Gabriel
in 1771, the region began the gradual shi� from
Indian homeland to Spanish colonial outpost and
mission lands. By 1834, the Alta California missions
were secularized and became parish churches and
many were abandoned or saw only occasional use.
Secularization was followed by what is o�en called
the ranchero period or the era of Mexican land
grants.
Azusa’s Future—Be a Part of it!
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Approximately three square miles, or almost 2,000
acres, were granted to Luis Arenas in 1841. Arenas
named his holding Rancho El Susa and it was this
rancho that he sold to the Englishman Henry Dalton in 1844. Dalton was a highly successful mercantilist who focused on west coast trade between
South America and California. Typical of the
times, Dalton blended Spanish and English and a
li�le vanity and christened his new holding Azusa
Rancho de Dalton.
The 1850-1870 period represents the gold rush era
for the region and, in spite of ﬂoods that wiped
out the nascent towns of Prospect Bar (1859) and
Eldoradoville (1862), the mines produced more
than 12 million dollars of gold. During this period
much of California was caught in a legal web of
conﬂicting land claims, fraudulent claims, and a
tug-of-war between the new California state government and the claims of the federal government.
The lands of Henry Dalton, and others throughout
California, who had purchased or acquired Mexican land grants, were reduced by federal surveys
thus opening the way for homesteaders.
Although Jonathan S. Slauson mapped and laid
out the lines for the town of Azusa in 1887, incorporation would not come until the last days of
1898. H. A. Williams was elected as the ﬁrst mayor.
Citrus Union High School, which became Citrus
College in 1915, was established in 1891 in Azusa
as the ﬁrst Union High School in California. The
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census of 1890 recorded a population of 800 and
ten years later the population and increased by 65
to a total of 865.
From the turn of the century to the early 1940s,
Azusa grew and developed largely on the strength
of its citrus and other agricultural products. The
packinghouses and railroads prospered, banks
and churches were erected, and the town spread
out from its original center. The war years and the
coming of Aerojet in 1944 coupled with the decline
in the citrus industry marked by blight, high water
prices and post war pressure to develop farmland,
spelled the end of the citrus groves and the industry that they had spawned. Industry replaced agriculture, with notable exceptions such as the Monrovia Nursery. Establishment of the Azusa Paciﬁc
(College) University through a merger of the old
Azusa Bible College and the Los Angeles Paciﬁc
College in 1965 continued an academic presence
to the town which was begun by the Mabelle Sco�
Rancho School for girls in the early 1920s. Development of the freeway system le� old Route 66 as
a remnant highway while at the same time bringing new families to the town in search of aﬀordable
housing and a sense of community.
The Azusa General Plan recognizes the cultural
diversity reﬂected in the past and anticipates that
such diversity will extend into the future. This historical and cultural diversity, as represented by
prehistoric sites, buildings, places, and activities,
should be preserved and enhanced. The policies
presented in this section focus on the preservation
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of physical reminders of the past; the treatment of
links with the past as important not only to understanding history but to forging a be�er future;
promotion of cultural diversity, and encouragement of public participation in preserving the past
while building for the 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 that have lived here (Native American, Hispanic, Anglo, and other immigrants) will add luster to Azusa as a unique community for residents and visitors alike.
Historic/Cultural Resources Goals and
Policies
GOAL
1 ACKNOWLEDGE, PRESERVE, AND PROTECT THE
CITY’S NATIVE AMERICAN HERITAGE.

POLICY
1.1 Determine, early in the planning process,
through ﬁeld surveys and Native American consultation, whether archaeological
or cultural resources are located within
a proposed development site. (HR1 and
HR2)
GOAL
2 PROVIDE THE CITY WITH OPEN SPACE AND CULTURAL/HISTORIC AREAS IN THE DOWNTOWN,
IN THE SAN GABRIEL RIVER CORRIDOR, AND IN
NEIGHBORHOODS THAT CAN PROVIDE EDUCATIONAL BENEFITS.

POLICIES
2.1 Combine historically and culturally signiﬁcant sites such as those on the proposed landmark list with recreational
learning opportunities, where appropri3 - 102

ate. Examples may include the train depot, the Woman’s Club, the citrus processing buildings, and the Wells Fargo
Building. (HR3)
2.2 Commence the process to designate Historic Districts that may include a Downtown District, a Sunset/San Gabriel District, a Citrus Packing District, and a
Foothill District (Figure HR-1). (HR3)
GOAL
3 PRESERVE AND PROTECT PLACES, BUILDINGS, AND
OBJECTS THAT EMBODY THE CITY’S SOCIAL, COMMERCIAL, ARCHITECTURAL, AND AGRICULTURAL
HISTORY.

POLICIES
3.1 Encourage property owners to maintain
and preserve the historic properties currently listed on the landmarks list and
those properties that may be added in
the future. Large-scale examples include
Route 66, the Santa Fe Depot, the citrus
packing buildings, the mining activities,
and the downtown core. (HR4, HR5, HR6,
HR7, HR8, and HR9)
3.2 Incorporate natural resources such as the
San Gabriel River drainage into development when appropriate as a means of understanding and appreciating the history
of the site or area. This may include the
mining activities and any prehistoric sites
that may be encountered during subsequent studies of the drainage. (HR10 and
HR11)
3.3 Support preservation of historic resources,
including providing for adaptive reuse
and tax incentives where appropriate.
(HR8, HR9, and HR11)
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Figure HR-1 Legend

Property Address

Property Address

1

213 E. Foothill Bl (City Hall)

35 415 San Gabriel Av

2

700 N. Azusa Av

36 1002 Alameda Av

3

619 –621 N. Azusa Av

37 919 San Gabriel Av

4

405 E. 10th St

38 1015 Sunset Av (stone house)

5

510 San Gabriel Av

39 1045 Alameda Av

6

836-850 Soldano Av (at 9th St)

40 942 Soldano Av

7

124 E. Santa Fe

41 513 Alameda Av

8

213 E. Foothill Blvd (Durrell House/Museum)

42 815 (811) San Gabriel Av

9

1007 Sunset Av

43 1025 Alameda Av

10 166 Dalton Av (stone house)

44 825 San Gabriel Av

11 1007 Angeleno Av

45 243 Alameda Av

12 1128 Angeleno Ac

46 447 San Gabriel Av

13 623-625 N. Azusa Av (gym; Old Odd Fellows)

47 629 Angeleno Av

14 532 Soldano Av

48 611 San Gabriel Av

15 801 E. Foothill Bl (Dhammakaya Retreat)

49 1003 Angeleno Av

16 1003 N. Azusa Av (Woman’s Club)

50 545 Dalton Av

17 1201 N. Azusa Av (Charlie Lee)

51 516 N. Azusa Av

18 900 Soldano Av

52 520 N. Azusa Av

19 800 N. Azusa Av (Santa Fe Station)

53 504 San Gabriel Av

20 1139 Sunset Av

54 1023 Soldano Av

21 402 Dalton Av (St. Francis Parish Hall)

55 Palms on Azusa Av (starting on 9th St)

22 1003 Soldano Av (stone house)

56 Paciﬁc Electric Railroad Bridge (Encanto Parkway)

23 1046 San Gabriel Av

57 227 Soldano Av (handball court)

24 722 N. Azusa Av

58 534 E. Foothill Bl (main house at Colonial Motel)

25 1135 Sunset Av
26 1040 Dalton Av
27 946 San Gabriel Av
28 620 Soldano Av
29 1037 San Gabriel Av
30 1027 San Gabriel Av
31 522 San Gabriel Av
32 945 Dalton Av
33 209 Alameda Av (Medina)
34 626 Alameda Av
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3.4 Integrate the landmark list onto the GIS
computer system to as a method to regulate building renovation, expansion, or
demolition. (HR15)

Historical/Cultural Resources Implementation
Programs
HR1 CULTURAL AND HISTORIC PRESERVATION
COMMISSION
Encourage members of the Native American
community to serve on the Cultural and Historic Preservation Commission and to play a
role in community development.

GOAL
4 PROMOTE APPRECIATION AND AWARENESS OF
AZUSA HISTORY THROUGH THE SCHOOL AND OTHER PUBLIC PROGRAMS AND VENUES.

POLICIES
4.1 Work closely with the Azusa Historical Society to improve and maintain the
Museum as an integral part of historical
interpretation and understanding. Ensure
that the Museum reﬂects cultural diversity and the multiple layers of Azusa’s history. (HR3, HR12, and HR13)
4.2 Encourage the use of accurate and historically signiﬁcant place names and themes.
(HR14)
4.3 Working together with the Historical
and Cultural Preservation Commission,
Azusa Uniﬁed School District, and other
local schools, the Autry Museum, and
APU, consider establishing Azusa Heritage programs that sponsor educational
walking tours and other public events
highlighting local historical resources
and issues. (HR13)
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HR2 ARCHAEOLOGICAL SURVEYS
Require archaeological surveys of undeveloped areas including those areas that although
part of the built environment, may have the
potential for subsurface archaeological sites.
In the case of the San Gabriel River corridor,
which may not have project speciﬁc actions,
conduct surveys as part of the overall planning
process so that resources can be integrated into
the planning and enhancement process. If resources are encountered, encourage avoidance
of the resources if they are determined to be
signiﬁcant as deﬁned in CEQA Guidelines Section 15064.5. If avoidance is not feasible, implement a mitigation plan to excavate, analyze,
and report on the discoveries.
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In the event that any prehistoric, historic, or paleontological resources are discovered during
construction-related earth-moving activities,
all work within 50 feet of the resources shall be
halted and the developer shall consult with a
qualiﬁed archaeologist or paleontologist to assess the signiﬁcance of the ﬁnd. If any ﬁnds are
determined to be signiﬁcant by the qualiﬁed
archaeologist, then representatives from the
City of Azusa and the qualiﬁed archaeologist
and/or paleontologist shall meet to determine
the appropriate course of action.
Should human remains be discovered during
the implementation of a proposed project, the
local coroner must be contacted immediately.
Both the Native American Heritage Commission (pursuant to NAGPRA) and any identiﬁed descendants should be notiﬁed, and recommendations received, if the remains are
determined to probe of Native American origin
(CEQA Guidelines Section 15064.5, Health and
Safety Code Section 7070.5, Public Resources
Code Sections 5097.94 and 5097.98).
HR3 HISTORIC DISTRICTS
Coordinate with other public and private agencies to promote joint use of facilities, buildings,
and places, where appropriate for cultural and
art events. Speciﬁc examples may include the
Santa Fe Depot, which could be an important
element of the transit or transportation hub;
Route 66, which reﬂect transportation and a
link with the past; and the historic buildings
within both residential neighborhoods and the
downtown core.

Tours and walk abouts with historic and cultural themes should be developed to emphasize Azusa’s history and architecture. Such
tours could be part of the growing tourist industry as well as an element of the school curriculum.
HR4 CERTIFIED LOCAL GOVERNMENT CERTIFICATION
Seek certiﬁcation by the State of California as a
Certiﬁed Local Government (CLG).
HR5 HISTORIC RESOURCE INVENTORIES
Conduct historic resource inventories to identify important historic resources and establish
a Register of Historic Properties in the City of
Azusa. Pursue grants and funding for inventories and preservation through the State Oﬃce
of Historic Preservation.
HR6 HISTORIC RESOURCES OUTREACH
Establish an outreach program educating property owners as to the economic and other beneﬁts of preserving and properly maintaining
historical and culturally signiﬁcant properties.
HR7 HISTORIC
REHABILITATION
GRANTS/
LOANS
Consider establishing grants and loans for
property owners who seek to rehabilitate and
maintain historic properties.

Historic Districts should be established for at
least three areas; the Sunset/San Gabriel District between 11th and 4th Streets; the Downtown District between 10th and 6th Streets and
Pasadena and Azusa Avenues; and the Foothill
District centered on Foothill Boulevard.
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HR8 HISTORIC PRESERVATION GRANTS
Pursue grants for historic preservation and
adaptive reuse within neighborhoods and in
commercial areas.
HR9 STATE HISTORICAL BUILDING CODE
Implement the State Historical Building Code
on eligible resources.
HR10 REVISE ORDINANCES
Review and revise grading ordinances to require appropriate mitigation measures when
historic or archaeological resources are discovered prior to, or during development of
property. Such measures should emphasize
preservation and enhancement.
HR11 HISTORIC RESOURCE IMPACT THRESHOLDS
Establish thresholds by which future projects
can be judged when considering impacts to
historic resources. These standards should include height and massing considerations for
proposed projects that are located in proximity to historic resources (both individual structures and districts) and should deﬁne locations
for potential prehistoric resources.
HR12 HISTORIC INTERPRETATION GRANTS
Pursue grants for historic interpretation
and enhancement.
HR13 EDUCATIONAL CURRICULUM
Work with Azusa Uniﬁed School District and
other local schools to develop a curriculum
within the schools that integrate the Museum
into tours, research projects, and development
of family histories.
HR14 HISTORIC MARKERS AND WALKING
TOURS
Establish historic markers to delineate sites of
historic buildings, events, people, and activities. The markers should reﬂect the economic,
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social, and cultural growth and development
of Azusa. The markers could be tied into walking tours and brochures explaining the importance of the site.
HR15 GIS UPDATE
Update the GIS computer system to include
the landmark list.
Projects that could realistically be completed
in the next five years
1.
Establish the three historic districts.
2.
Become a Certiﬁed Local Government.
3.
Develop historic walking tour(s) program.
4.
Develop property owners outreach program to explain economic and other beneﬁts of preserving/ maintaining historic/
culturally signiﬁcant properties.
5.
Establish historic and cultural signiﬁcant
resources thresholds by which to judge
future projects impacts.
6.
Set design standards and criteria for new
development and renovated buildings
that may have an impact on nearby historic and cultural signiﬁcant resources.
7.
Update the GIS computer system.
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Historical/Cultural Resources Implementation Matrix
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Infrastructure
Statutory Requirements
The Government Code Section 65302(b) requires
a discussion regarding local utilities and facilities.
This General Plan focuses upon the City’s water
supply, water treatment, storm drainage, solid
waste disposal, natural gas, electricity, and telecommunication systems.
Infrastructure Big Ideas
The Big Ideas for the Infrastructure Element are:

Public facilities master plans will be prepared or updated in accordance with the
future growth anticipated in the General
Plan, in order to ensure that services are
provided in the most cost eﬀective manner, and to plan for new facility acquisition and construction.

New technologies and best management
practices will be used in both new construction and renovated public and private businesses and residences to reduce
service demand and to maximize service
provision.
Infrastructure Existing Conditions
Water Supply
The Azusa Light and Water Department, a municipal utility owned and operated by the City of
Azusa, provides water to residents of Azusa. The
main source of water is ground water in the San
Gabriel Groundwater Basin, a portion of which
lies directly underneath the City. In addition to
pumping ground water to meet water demand,
water is also obtained from the San Gabriel River
and treated at the Canyon Filtration Plant. The
Canyon Filtration Plant, located at Azusa Avenue
and San Gabriel Road, has the capacity to treat 7.5
million gallons of San Gabriel River water per day.
In extreme conditions, when naturally occurring
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water from wells and the River is not suﬃcient to
meet demand, replenishment water is purchased
from the Metropolitan Water District (MWD) or
the San Gabriel Valley Municipal Water District
(SGVMWD) through the Main San Gabriel Basin
Watermaster. When system demand exceeds the
capacity of the wells and Treatment Plan to produce treated water, supplemental treated water is
purchased from MWD through the City’s treated
water connection. (Figure In-1)
Planning Issues are:

Currently, the Azusa Light and Water
Department has the facilities, equipment,
and source of water supply to adequately provide water services to the City of
Azusa. Future growth in the City will be
addressed through improvements to facilities and supply as recommended by
the Water System Master Plan.

There are minor, addressable issues concerning water quality for the City.
Wastewater
Azusa owns, operates, and maintains the local sewer lines that collect wastewater generated
within the City limits. The City is allowed to connect local sewer lines to the County Sanitation Districts of Los Angeles County (Districts) District 22
main trunk lines. Northern areas of the City (the
non-urbanized areas north of Sierra Madre Avenue) are not within District 22. These areas rely
on septic tank systems. Some of the City’s sewer
mains are now deﬁcient; the deﬁciencies were not
created by one large area of development but by
the minor, incremental additions to the system.
The City’s Sewer Master Plan (2001) calls for the
improvement of the mains just east of Todd Avenue north of Tenth Street, on Foothill Boulevard
from Vernon Avenue to Coney Avenue, in the alley west of Aspan Avenue between First Street and
Second Street, and on Second Street from the Aspan Avenue alley east to Vernon Avenue.
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The trunk sewers lines ultimately connect to the
Districts’ San Jose Creek Water Reclamation Plan
(WRP), located next to the City of Industry (Figure
In-2). The WRP has a design capacity of 100 million gallons/day (mgd) and currently processes
an average ﬂow of 87.5 mgd. When wastewater
entering the San Jose Creek Water Reclamation is
over capacity, wastewater is diverted to the Joint
Water Pollution Control Plan (JWPCP), located in
the City of Carson.
The Regional Water Quality Control Board allows
septic tanks system but is subject to requirements
of the local agency. Azusa’s special requirement
for sewer connection and septic tanks is that any
new development with 5 or more dwelling units
and within 200 feet of a city sewer line is required
to connect to the city line. Otherwise, septic tanks
are allowed in Azusa subject to approval from the
Los Angeles County Public Health Department.
Planning Issues are:

Northern portions of the City of Azusa
are not within District No. 22. Before
sewage services can be provided in
those areas, annexation into District 22
is required.

Future development will require the expansion of sewer system infrastructure
as well as extended service capacity.

basins divert water from the river to percolate into
the underground aquifer. The basins also detain
overﬂowing ﬂoodwaters of the San Gabriel River
in the event of a major rainstorm. (Figure In-3)
South of the I-210 Freeway is the Santa Fe spreading grounds. The Irwindale spreading grounds
are part of the Santa Fe Dam Flood Control Basin.
In the case of dam failures from the San Gabriel
or Morris Dams, the Santa Fe Dam Control Basin
would detain most of the water, protecting many
cities south of Santa Fe Dam, however, much of
the City of Azusa would potentially become inundated from the overﬂow of the San Gabriel River.
The existing storm drain and ﬂood control systems
contain most of the storm runoﬀ within the system.
However, storm ﬂows within the street right-ofway may cause localized ﬂooding during storms.
Some roads may be impassable during a storm.
In addition, the overﬂow of the San Gabriel River
during a “100 year” storm may threaten residential areas along or near the river. Increasing vegetation growth along the river diminishes the capacity of the ﬂood control channel along the San
Gabriel River. During a major storm, this can become a problem.

Storm Drainage Facilities
There are two dams, owned by Metropolitan Water District and the Los Angeles County Flood
Control, located above Azusa. The San Gabriel
Dam is located seven miles north of the Azusa city
limits. The Morris Dam is just south of the San Gabriel Dam, one mile north of the City limits. In the
area is a third dam, Cogswell Dam.
Adjacent to the San Gabriel River, north of the I210 Freeway and near the mouth of the San Gabriel Canyon, lies the San Gabriel Canyon groundwater recharge area. These groundwater recharge
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Planning Issues are:

The existing storm drain and ﬂood control systems contain most of the storm
runoﬀ within the system.

Storm ﬂows within the street right-ofway may cause localized ﬂooding during storms; some roads maybe impassable during a storm.

The overﬂow of the San Gabriel River
during a storm may threaten residential
areas along or near the river.

Increasing vegetation growth along the
river diminishes the capacity of the ﬂood
control channel along the San Gabriel
River. During a major storm, this can become a problem.
Electric Power Supply and Transmission
The Azusa Light and Water Department, a municipal utility, provides electric power to business
and residential users. The City of Azusa receives
electrical power from Southern California Edison
(Edison) at the Azusa Substation, located at 809
North Angeleno Street. The City of Azusa and Edi-

son jointly own the Azusa substation. Edison provides electrical service to the unincorporated areas of Los Angeles County, within Azusa’s Sphere
of Inﬂuence.
Planning Issues are:

Currently, the Azusa Light and Water
Department has the facilities and equipment to provide electrical services to
the City of Azusa. New commercial and
industrial uses that demand enormous
amount of electricity may have signiﬁcant impacts on the electrical network.

Signiﬁcant increases in population
would impact the electrical facilities.
Natural Gas
The Southern California Gas Company provides
natural gas service. The existing gas distribution
system is adequate to serve existing and future
customers within the City. The Southern California Gas Company does not foresee any major
projects that will require upgrading of its system
in the near future.
Telecommunications
General Telephone Company of California
The General Telephone Company (GTE) provides
local residential and business telephone service.
According to representatives from GTE, the existing telephone system is adequate to serve existing
and future customers within the City of Azusa.
GTE does not foresee any major projects that will
require upgrading of its system in the near future.
GTE also provides telephone services to the City’s
Sphere of Inﬂuence.
Cable Television
Charter Communications provide cable television
service to the City of Azusa and its Sphere of Inﬂuence. This franchise service provides services
on a contract basis, and the contract with the City
is reviewed on a regular basis.
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The changing nature of telecommunications may
lead to new service/competitors and range of services available to City residents and businesses.
Possible merging of telephone, cable, internet, and
other telecommunications services may require
the installation of new infrastructure.
Solid Waste Disposal
Solid waste disposal services in Azusa are contracted with private waste haulers, Athens Disposal Company.
The residents and businesses of Azusa dispose
of approximately 110,000 tons of trash each year.
Since 1995, the residents and businesses have reduced the amount of trash going to landﬁlls by
39% (in 1998). In order to comply with AB939,
the local residents and business must reduce the
trash ﬂow by a total of 50% in the year 2000. The
City has adopted a green waste recycling program
and is reviewing various curbside recycling and
incineration programs in an eﬀort to meet the 50%
requirement.
Municipal solid waste can only be disposed of in
Class III landﬁlls. The closet Class III landﬁlls are
Puente Hills and Spadra Landﬁlls. Puente Hills
landﬁll is estimated to be full in 2003. The Spadra
landﬁll has an estimated life of approximately 2.5
years.
Planning Issues are:

Solid waste disposal is a regional problem aﬀecting all of the communities in
Southern California, including Azusa.
As nearby landﬁlls are ﬁlled or closed,
transportation of waste to landﬁlls farther away creates additional costs and
environmental impacts.

Local residents and businesses must
continue to reduce, reuse, and recycle in
order to meet the State mandated trash
reduction requirements.
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Vision
Both public and private utilities service providers
will fully and eﬃciently serve Azusa’s
homes and businesses.
Infrastructure Goals and Policies
ELECTRICITY

GOAL
1 PROVIDE AN ELECTRICAL SUPPLY SYSTEM THAT IS
ABLE TO MEET THE PROJECTED ELECTRICAL DEMANDS; UPGRADE AND EXPAND SUPPLY, TRANSMISSION, AND DISTRIBUTION FACILITIES; AND
PURSUE FUNDING SOURCES TO REDUCE THE COST
OF ELECTRIC PROVISION FOR THE CITY.

POLICIES
1.1 Monitor the demands on the electrical
system, manage development to mitigate
impacts and/or facilitate improvements to
the energy supply and distribution system, and maintain and expand energy
supply and distribution facilities. (I1, I2,
I3, I4, and I5)
1.2 Update the electric master plan to reﬂect
anticipated growth and current capacity.
(I4 and I5)
1.3 Designate, preserve, and acquire land for
electrical distribution facilities, as necessary. (I2)
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1.4 Minimize electrical consumption through
site design, use of eﬃcient systems, and
other techniques. (I2)

the water supply and distribution system,
and maintain and expand water supply
and distribution facilities. (I1, I3, and I5)

1.5 Continue the City’s electrical conservation
eﬀorts; review programs periodically and
modify and/or expand them as appropriate and feasible. (I1 and I2)

2.2 Continue to update the water master plan
and an associated capital improvements
program, and evaluate the adequacy of
the water supply and distribution supply.
(I4 and I5)

1.6 Continue to require the incorporation of
electrical conservation features in the design of all new construction and site development. Encourage the retroﬁt to existing buildings and development to include
electrical conservation features including,
but not limited to, wireless technology
and solar energy. (I2 and I7)
1.7 Continue to underground all overhead
electrical lines. (I6)
1.8 Ensure the costs of improvements to the
existing electrical supply and distribution
facilities necessitated by new development to be borne by the new development
beneﬁting from the improvements, either
through the payment of fees, or the actual
cost of construction, or both in accordance
with State Nexus legislation. (I2, I6, and I9)
Water
GOAL
2 PROVIDE A WATER SUPPLY SYSTEM THAT IS ABLE
TO MEET THE PROJECTED WATER DEMANDS; UPGRADE AND EXPAND WATER TREATMENT, SUPPLY, AND DISTRIBUTION FACILITIES; AND PURSUE
FUNDING SOURCES TO REDUCE THE COST OF WATER PROVISION FOR THE CITY.

POLICIES
2.1 Monitor the demands on the water system, manage development to mitigate impacts and/or facilitate improvements to
3 - 116

2.3 Designate, preserve, and acquire land for
water storage and transmission facilities,
as necessary. (I2)
2.4 Require that new development and retroﬁt existing developments to contain safeguards and measures preventing water
supply degradation. (I2)
2.5 Require all new development to connect
to the sewer system. (I2)
2.6 Minimize water consumption through site
design, use of eﬃcient systems, and other
techniques. (I1, I2, and I7)
2.7 Continue the City’s water conservation efforts; review programs periodically and
modify and/or expand them as appropriate and feasible. (I1)
2.8 Continue to require the incorporation of
water conservation features in the design
of all new construction and site development. (I2 and I3)
2.9 Consider creating rebate or other incentive programs for the replacement of leaking, aging, and/or ineﬃcient plumbing
with water saving plumbing and ﬁxtures.
(I1 and I8)
2.10 Require the use of reclaimed water for
landscaped irrigation, grading, and
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other non-contact uses in new developments, where available or expected to be
available. (I2 and I8)
2.11 Ensure the costs of improvements to the
existing water supply and distribution
facilities necessitated by new development to be borne by the new development beneﬁting from the improvements,
either through the payment of fees, or
the actual cost of construction, or both in
accordance with State Nexus legislation.
(I2 and I8)
2.12 Evaluate the water rate payer fees, development charges, and service acquisition charges to see if the fees and charges
adequately meet the operation maintenance, renovation/upgrade, and new
construction needs. (I1, I3, I6, and I9)
Wastewater Treatment and Facilities
GOAL
3 PROVIDE A WASTEWATER (SEWER) COLLECTION
AND TREATMENT SYSTEM THAT IS ABLE TO SUPPORT PERMITTED LAND USES, UPGRADING EXISTING DEFICIENT SYSTEMS, AND PURSUE FUNDING
SOURCES TO REDUCE COSTS OF WASTEWATER
PROVISION IN THE CITY.

POLICIES
3.1 Ensure the City provides and maintains
a sewer collection and treatment facilities system that adequately conveys and
treats wastewater generated by existing
and planned development at a maximized
cost eﬃciency. (I1)
3.2 Update the sewer master plan to reﬂect
anticipated growth and current capacities. (I4 and I5)

3.3 Work with the County of Los Angeles to
determine if the existing sewer collection
systems are adequate to meet existing and
anticipated future demand. (I5)
3.4 Develop a record maintenance system
that records the capacity and use of sewer
facilities, monitors impacts and demands,
and manages development, thereby mitigating impacts and/or facilitating improvements. (I3)
3.5 Ensure the costs of improvements to the
existing sewer collection and treatment
facilities necessitated by new development to be borne by the new development
beneﬁting from the improvements, either
through the payment of fees, or the actual
cost of construction, or both in accordance
with State Nexus legislation. (I2 and I6)
3.6 Evaluate the sewer connection fees and
other charges to see if the fees and charges
adequately meet the operation maintenance, renovation/ upgrade, and new construction needs. (I1, I6, and I9)
3.7 Ensure that all sewer collection facilities
are operated in a manner that maximizes
public safety. (I3)
3.8 Continue to monitor businesses that may
generate hazardous waste to prevent contamination of water. (I3)
3.9 Continue to work with the County Sanitation District to ensure that use of Best Management Practices is used in the City. (I1)
Storm Drainage
GOAL
4 PROVIDE A FLOOD CONTROL SYSTEM THAT IS ABLE
TO SUPPORT THE PERMITTED LAND USES WHILE
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PRESERVING THE PUBLIC SAFETY; UPGRADE EXISTING DEFICIENT SYSTEMS; AND PURSUE FUNDINING SOURCES TO REDUCE THE COSTS OF FLOOD
CONTROL PROVISION IN THE CITY.

POLICIES
4.1 Maintain existing public storm drains and
ﬂood control facilities, upgrade and expand storm drain and ﬂood control facilities. (I1)
4.2 Annex the northern area of the City into
District 22. (I1)
4.3 Coordinate with County agencies to improve the County’s facilities. (I4 and I5)
4.4 Monitor the demands and manage development to mitigate impacts and/or facilitate improvements to the storm drainage
system. (I4)
4.5 Designate, preserve, and acquire land, as
necessary, for storm drainage and ﬂood
control facilities. (I2)
4.6 During development review, determine if
any structures meant for human habitation are constructed within the 100-year
ﬂood plain. If necessary, evaluate the
structure’s ﬂood safety, and require remedial actions. (I1)
4.7 Require improvements to the existing
storm drain and ﬂood control facilities
necessitated by new development to be
borne by the new development beneﬁting
from the improvements, either through
the payment of fees, or the actual cost of
construction, or both in accordance with
State Nexus legislation. (I2)
4.8 Require new developments to employ the
most eﬃcient drainage technology to in3 - 118

crease ground percolation, control drainage, and minimize damage to environmentally sensitive areas. (I2, I7, and I8)
4.9 Conduct public education programs to
discourage dumping of materials into the
streets or into the stormwater collection facilities. (I1)
4.10 Encourage using construction methods
and technologies that will reduce the size
or decrease the number of impervious
surfaces in both new development and
the retro-ﬁt of existing development. (I2,
I7, and I8)
Solid Waste
GOAL
5 MAINTAIN SOLID WASTE COLLECTION AND DISPOSAL SERVICES IN ACCORDANCE WITH THE CALIFORNIA INTEGRATED WASTE MANAGEMENT ACT OF
1989, PURSUE FUNDING SOURCES TO REDUCE THE
COST OF THE COLLECTION AND DISPOSAL SERVICES IN THE CITY.

COLLECTION POLICIES
5.1 Maintain adequate solid waste collection
for commercial, industrial, and residential
developments in accordance with State
law. (I3, I5, and I9)
5.2 Provide trash and recycling receptacles
along City streets, in parks and along trails,
and other pedestrian oriented areas. (I2)
RECYCLING POLICY
5.3 Monitor reduction and recycling programs to ensure proper implementation
and achievement of mandated solid waste
reduction and diversion goals. Revise and
replace programs that do not achieve their
intended purpose. (I3, I5, and I9)
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Gas Supply and Telecommunication



GOAL
6 MAINTAIN AND EXPAND SERVICE PROVISION TO
CITY OF AZUSA RESIDENCES AND BUSINESSES.



POLICIES
6.1 Continue to work with service providers
to maintain current levels of service and
improved levels of service. Revise and replace programs that do not achieve their
intended purpose. (I2 and I5)


6.2 Review requests for new utility facilities,
relocations, or expansions to existing facilities. (I2 and I5)
Infrastructure Implementation Programs
I1 INFRASTRUCTURE PROGRAMS
Develop and implement the following, as
funding permits:

Pollutant runoﬀ control programs that include structural controls, non-structural
controls, and best management practices.
Require all residential, commercial, and
industrial sites and construction sites to
implement pollution runoﬀ controls;




Those areas that are not within a sewer
district, annex them into a sewer district.
In particular, annex the northern area of
the City into District 22;
A repair, upsizing, and replacement program for electrical lines, water, sewer, and
storm drain and pipelines;



Explore the feasibility of developing an incentive program for property owners who
upgrade defective or ineﬃcient plumbing
and appliances;
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During development review, examine
structures intended for human habitation
and constructed within the 100-year ﬂood
plain for conformance with all jurisdictional requirements. Code enforcement
measure shall be applied to remedy any
deﬁciencies.
Continue to implement and expand the
following programs:

The NPDES;

Public education promoting resource
conservation; and

Water and electrical use audits for all
City owned buildings. The audit program shall identify levels of existing
resource use and potential conservation measures; and
Local, State, and Federal requirements
mandated by SCAQMD. Consider assessing fees, where appropriate, to oﬀset implementation costs.

I2 DEVELOPMENT OR DESIGN REVIEW
Through the development or design review
process, require or continue to require the
following:

All new development be evaluated for
streetscape improvements including water fountains, trash receptacles, and other
amenities;




A fee review program to annually review
and amend, as necessary, rate payer fees
and charges; and



All new development to be linked to the
existing sewer system;
That suﬃcient utility capacity is available.
If suﬃcient capacity is not available, the
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City shall not approve the project until additional capacity or adequate mitigation is
provided;




The construction of the facilities necessary
for the connection to the public electrical
distribution, water distribution, sewer and
drainage system, or payment of fees. All
facilities within the City shall be designed
and constructed in conformance with the
adopted water, sewer and drainage master plans and the standards established by
the Light and Water Department, and the
Public Works Department; and
The use of water eﬃcient ﬁxtures, electricity eﬃcient ﬁxtures, and resource saving
design elements in new construction.

I3 STUDIES
Perform the following studies and implement
programs addressing the study’s ﬁndings:

Collect and maintain data on the location, capacity, utilization levels and conditions of:

Water supply, transmission, distribution, storage, and treatment facilities;

Storm drain and ﬂood control facilities;

Electrical supply, transmission, distribution facilities; and

Waste water and solid waste facilities;
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Prepare and approve a plant list of droughttolerant and low-water using species for
distribution to designers of project landscape plans for use in all publicly owned
landscaped areas;
Review and amend, as necessary, utility
fees and impact fees collected from new
and existing development;



Evaluate and determine the presence of existing environmental degradation, assess
the potential for future facilities degradation and propose mitigation measures,
and their schedule for action.

I4 MASTER PLANS
Update and adopt the electrical, water, sewer,
and storm drainage master plans to reﬂect current facility conditions, maintenance and upgrade plans, and the planned land use within
the City. Capital improvement programs including prioritization schedules shall also be
prepared as funding permits. Review the updated master plans every ﬁve years to ensure
viability.
I5 AGENCY COORDINATION

During the process of updating master
plans administered by the Public Works
Department and the Light and Water
Department, the agencies shall identify
the lands needed for future utility facilities. The City shall seek to have the
property designated for utility use and
commence acquisition of any necessary
fee titles or easements, as approved by
the City Council.




The respective agencies shall advise
the Community Development Department regarding the capacity availability and service availability for proposed developments.
Participate in regional eﬀorts to undertake
an analysis of landﬁll capacity needs, and
initiate long range planning for the provision of adequate landﬁll capacity to serve
the population.

I6 INFRASTRUCTURE IMPROVEMENTS

Solicit funds for an improvement study,
and the resulting design, construction,
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and maintenance of the City’s public infrastructure system.


Continue to expand the electrical distribution line-undergrounding program.

I7 DEVELOPMENT CODE

Revise the City’s Development Code to
require that new uses that consume very
high levels of water or energy or discharge
high levels of water be evaluated to determine the means by which these levels can
be reduced.


Adopt a minimum standard for parking
lot shade tree planting.

Projects that could realistically be
completed in the next five years
1.
Update master plans.
2.
Establish retroﬁ�ing programs to encourage private business owner and
homeowners to upgrade their electrical,
water, and storm drainage facilities.
3.
Establish public education programs:

discouraging dumping materials into
streets and/or sewers; and

encouraging water, electricity, and
trash usage reductions, and encouraging the use of landscaping practices that increases reclaimed water
usage and maximizes groundwater
percolation.

I8 ORDINANCES
Adopt and enforce the following:

A water pollution control ordinance protecting City’s surface waters and groundwater resources; and


An eﬃcient water use ordinance requiring
the use of reclaimed water, where available, in landscaped areas of homeowners
associations, public buildings, and nonresidential buildings with landscaped areas greater than 5,000 square feet.

I9 SOURCE REDUCTION AND RECYCLING
AND HAZARDOUS WASTE MANAGEMENT

Implement the Source Reduction and Recycling programs and the Household Hazardous Waste Management programs.


Solicit federal funds to oﬀset the City’s ﬁscal impacts for implementing and enforcing these State mandated programs.
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