4.11

POPULATION, HOUSING, AND EMPLOYMENT

INTRODUCTION
This section describes the existing population, housing, and employment within the City, identifies the
regulatory framework with respect to regulations that address population, housing, and employment,
and evaluates the significance of the potential changes in these three factors that could result from
implementation of the Azusa Transit-Oriented District (TOD) Specific Plan.

4.11.1

ENVIRONMENTAL SETTING

Population, Housing, and Employment
San Gabriel Valley
Population and housing characteristics are provided here for the San Gabriel Valley to provide a regional
context for the City of Azusa. The San Gabriel Valley is preferred over Los Angeles County for provided
regional context because of the very large population of Los Angeles County: estimated at approximately
10,041,797 people in 2014. 1 The area of the San Gabriel Valley used here is that used by the San Gabriel
Council of Governments (SGVCOG) and is shown in Figure 4.11-1, San Gabriel Valley Council of
Governments. The San Gabriel Valley is an east-west trending valley bound by the San Gabriel
Mountains to the north; the Puente Hills and Orange County to the south; by San Bernardino County to
the east; and by the Repetto Hills and San Rafael Hills to the west. The City of Azusa is in the north
central portion of the San Gabriel Valley (see Figure 4.11-1). The San Gabriel Valley spans 400 square
miles and encompasses 31 incorporated cities as well as several large unincorporated areas of Los
Angeles County. Forecasts for population, households, and employment for the San Gabriel Valley by
Southern California Association of Governments (SCAG) are shown in Table 4.11-1, San Gabriel Valley:
Population, Housing, and Employment Forecasts.

City of Azusa
Population
Population data from the 2000 and 2010 Census, an estimate from the California Department of Finance
(CDF) for 2014, and forecasts from the Southern California Association of Governments for 2008, 2020,
and 2035 are presented in Table 4.11-2, City of Azusa Population: Census Data and Forecasts. It should
be noted that some population growth in the City of Azusa between 2000 and 2010 was due to annexation
of adjacent developed areas.
1

California Department of Finance, Table E-1 City/County Population Estimates with Annual Percent Change
January 1, 2013 and 2014.
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Table 4.11-1
San Gabriel Valley: Population, Housing, and Employment Forecasts (SCAG)

Population

2008

2020

2035

Change 2008–2035
Total
Percent

1,939,169

2,068,712

2,295,464

356,265

18.4

Households

563,058

597,894

654,341

91,283

16.2

Employment

723,810

771,497

828,509

104,699

14.5

Source: SCAG 2012

Table 4.11-2
City of Azusa Population: Census Data and Forecasts

2000

US Census
Change 2000–2010
2010
Total
Percent

44,712

46,361

1,649

3.7

CDF
Estimate

SCAG Forecasts

2014

2012

2020

2035

48,385

47,112

49,271

53,047

Change 2012–2035
Total
Percent
5,935

12.6

Source: US Census Bureau 2014 DP-1, California Department of Finance, 2014, SCAG Draft 2016 Growth Forecasts, 2014

The City of Azusa General Plan, adopted in 2004, forecasts the City’s population to be 56,336 in 2025, the
buildout year for the General Plan.
Table 4.11-3 Azusa Population Summary, provides a summary of the population in the City by race or
ethnicity and age in 2012.

Table 4.11-3
Azusa Population Summary (2012)
Category

Value

Median Age

30.7

Hispanic

69.8 percent

Non-Hispanic White

17.8 percent

Non-Hispanic Asian

8.4 percent

Non-Hispanic Black

2.4 percent

Non-Hispanic American Indian

0.2

Non-Hispanic All Other

1.5 percent

Source: Profile City of Azusa, SCAG 2013
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Housing
Numbers of housing units, households, vacant units, and vacancy rates from the US Census data and
CDF estimates are shown below in Table 4.11-4, City of Azusa Housing Units, Households, and
Vacancy Rates. Forecast numbers from SCAG are provided in Table 4.11-5, SCAG Household Forecasts.

Table 4.11-4
City of Azusa Housing Units, Households, and Vacancy Rate

Housing Units

Households

Vacant Housing
Units

Vacancy Rate
(Percent)

2010 US Census Data

13,386

12,716

670

5

2014 CDF estimates

13,812

n/a

691

5

Source: US Census Bureau D1, California Department of Finance, 2014

Table 4.11-5
SCAG Households Forecasts

2012

2020

2035

Change 2012–2035
Total
Percent

12,849

13,929

15,004

2,155

16.8

Source: SCAG Draft 2016 Growth Forecasts, 2015

The total number of housing units in the City forecast as cited in the City’s General Plan at General Plan
buildout is 17,804. 2 Average household size in the City is 3.47 persons based on the California
Department of Finance estimates. 3
Between 2000 and 2012, permits were issued for 1,145 new residential units, of these 1,092 were for new
single-family homes. 4 Table 4.11-6 provides the number of housing units in the City by type.

2

Azusa General Plan & Development Code EIR, Section 4.12 Population, Housing and Employment, 2004.
http://www.ci.azusa.ca.us/DocumentCenter/Home/View/324

3

California Department of Finance, E-1 Cities, Counties and State Population Estimates, 2013 and 2014.
http://www.dof.ca.gov/research/demographic/reports/estimates/e-1/view.php

4

Profile of the City of Azusa, SCAG, 2013

Impact Sciences, Inc.
1029.004

4.11-4

Azusa TOD Specific Plan Draft EIR
July 2015

4.11 Population, Housing, and Employment

Table 4.11-6
Housing Units by Type 2012
Housing Type

Number of Units

Single-Family Detached

Percent of Total Units

6,125

45.7

Single-Family Attached

1,810

13.5

Multi-Family 2 to 4 units

1,376

10.3

Multi-Family 5 plus units

3,550

26.5

554

4.1

Mobile Home
Source: Profile of the City of Azusa, SCAG, 2013

As part of the State’s approval of a local jurisdiction’s housing element, the State Department of Housing
and Community Development conducts the Regional Housing Needs Assessment (RHNA). The RHNA
process examines existing and projected population, housing, and economic characteristics to determine
the need for housing in a given region, including both market rate and affordable housing. 5 The regional
housing needs allocation process ensures that local governments share the responsibility for
accommodating the housing needs of all economic levels.
SCAG adopted its current RHNA on October 4, 2012, which includes housing needs by income for the
City of Azusa between the years 2014 to 2021. 6 The forecast for the City is presented below in
Table 4.11-7, Citywide Housing Needs – Year 2014 to 2021.

Table 4.11-7
City of Azusa Housing Needs – Year 2014 to 2021
Percent of
Needed Units

Needed Number of
Housing Units

Very Low (50% or less of median)

25.4

198

Low (51% to 80% of median)

15.1

118

Moderate (80% to 120% of median)

16.4

127

42.7

336

Income Level

Above Moderate (>120% of median)
Totals

100

779

Source: SCAG, Regional Housing Needs Assessment, http://rtpscs.scag.ca.gov/Documents/rhna/5thCyclePFinalRHNAplan.pdf

5

The US Department of Housing and Urban Development's definition of affordability is for a household to pay no
more than 30 percent of its annual income on housing. Families who pay more than 30 percent of their income
for housing are considered cost burdened.

6

SCAG,
Regional
Housing
FinalAllocationPlan071207.pdf
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As shown, the City of Azusa has a need for 198 very-low income and 118 low-income housing units by
the year 2021.
Employment
Estimated and forecast employment in the City of Azusa is shown below in Table 4.11-8.

Table 4.11-8
Employment in Azusa: EDD and SCAG Estimates
SCAG Forecast

2013 EDD
Estimate

2012

2020

2035

Change 2012-2035
Total
Percent

19,300

16,551

18,482

19,813

3,262

19.7

Source: Employment Development Department, SCAG Draft 2016 Growth Forecast

In 2012, the Education sector was the largest job sector, accounting for 22.1 percent of total jobs in the City
and increase from 19.4 percent in 2007. The Education sector has been growing largely due to the location
of Azusa Pacific University and Citrus College within the City’s limits. Other large sectors included
Professional (19 percent of total jobs), Manufacturing (13.1 percent of total jobs), and Leisure (10.6 percent
of total jobs). 7
As shown in Table 4.11-9, Azusa Commuting Trends, below, only 9.2 percent of residents work
in Azusa, approximately 21.5 percent of Azusa residents commute to neighboring cities including:
Pasadena, Irwindale, Glendora, Covina, Industry, Monrovia, Arcadia, and Pomona. Approximately 12.5
percent commute to other destinations in Los Angeles and the remaining 53.77 percent commute to other
destinations.
Jobs-Housing Balance
The jobs-housing ratio is a general measure of the “balance” between the number of jobs and number of
housing units within a geographic area, without regard to economic constraints or individual
preferences. The ratio expresses quantitatively the relationship between where people work and where
they live. The location of development within the region is an important factor in the ability of people to
access jobs and housing and to promote growth patterns that optimize use of the transportation system.

7

Profile of the City of Azusa, SCAG 2013.
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Jobs-housing goals and ratios are advisory only. No ideal jobs-housing ratio has been adopted through
state, region, or City policies.

Table 4.11-9
Azusa Commuting Trends
Jurisdiction

Number of Commuters

Azusa

1,489

Los Angeles

2,018

Percent of Total Commuters
9.22
12.5

Pasadena

819

5.07

Irwindale

626

3.88

Glendora

520

3.22

Covina

483

2.99

Industry

483

2.99

Monrovia

351

2.17

Arcadia

338

2.09

Pomona
Other Destinations

338

2.09

8,681

53.77

Source: Profile of the City of Azusa, SCAG, 2013

The jobs-housing ratio for the City of Azusa, based on the 2012 employment estimate of 19,300 and the
2013 housing unit count of 13,812 units, is 1.39.

4.11.2

REGULATORY FRAMEWORK

Federal
There are no federal statutes related to population, housing, or employment that would apply to the
Specific Plan.

State
SB 375- The Sustainable Communities and Climate Protection Act of 2008
Senate Bill 375 (SB 375) focuses on aligning transportation, housing, and other land uses to achieve
regional greenhouse gas (GHG) emission reduction targets established under the California Global
Warming Solutions Act, also known as Assembly Bill No. 32 (AB 32). SB 375 requires California
Metropolitan Planning Organizations to develop a Sustainable Communities Strategy (SCS) as part of the
Regional Transportation Plan (RTP), with the purposes of identifying policies and strategies to reduce per
capita passenger vehicle-generated GHG emissions. The SCS must identify the general location of land
Impact Sciences, Inc.
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uses, residential densities, and building intensities within the region; identify areas within the region
sufficient to house all the population of the region; identify areas within the region sufficient to house an
eight-year projection of the regional housing need; identify a transportation network to service the
regional transportation needs; gather and consider the best practically available scientific information
regarding resources areas and farmland in the region; consider the state housing goals; set forth a
forecasted development pattern for the region; and allow the regional transportation plan to comply with
the federal Clean Air Act (CAA) of 1970 (42 USC § 7401 et seq.). 8 The development pattern in the SCS,
when integrated with the transportation network and other transportation measures and policies, must
reduce the GHG from automobiles and light duty trucks to achieve the GHG emission reduction targets
approved by the California Air Resources Board (ARB). If the SCS does not achieve the GHG emission
targets set by ARB, an Alternative Planning Strategy (APS) must be developed to demonstrate how the
targets could be achieved.
SB 375 also imposes a number of new requirements on the regional housing needs process. Prior to
SB 375, the regional transportation plan and regional housing needs processes were not required to be
coordinated. SB 375 now synchronizes the schedules of the RHNA and regional transportation plan
processes. The RHNA, which is developed after the regional transportation plan, must also allocate
housing units within the region consistent with the development pattern included in the SCS. Previously,
the RHNA determination was based on population projections produced by the Department of Finance.
SB 375 requires the determination to be based upon population projections by the Department of Finance
and regional population forecasts used in preparing the regional transportation plan. If the total regional
population forecasted and used in the regional transportation plan is within a range of three percent of
the regional population forecast completed by the Department of Finance for the same planning period,
then the population forecast developed by the regional agency and used in the regional transportation
plan shall be the basis for the determination. If the difference is greater than three percent, then the two
agencies shall meet to discuss variances in methodology and seek agreement on a population projection
for the region to use as the basis for the RHNA determination. If no agreement is reached, then the basis
for the RHNA determination shall be the regional population projection created by the Department of
Finance.
Existing law requires local governments to adopt a housing element as part of their general plan. Unlike
the rest of the general plan, where updates sometimes occur at intervals of 20 years or longer, under
previous law the housing element was required to be updated as frequently as needed and no less than
every five years. Under SB 375, this period has been lengthened to eight years and timed so that the
housing element period begins no less than 18 months after adoption of the regional transportation plan
8

Government Code, § 65080, subd. (b)(2)(B).
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to encourage closer coordination between the housing and transportation planning. SB 375 also changes
the implementation schedule required in each housing element. Previous law required the housing
element to contain a program which set forth a five-year schedule of to implement the goals and
objectives of the housing element. The new law instead requires this schedule of actions to occur during
the eight-year housing-element planning period, and requires each action have a timetable for
implementation.

Fair Employment and Housing Act
The Fair Employment and Housing Act (FEHA) of 1959 (Gov. Code, § 12900 et seq.) prohibits housing
discrimination on the basis of race, color, religion, sexual orientation, marital status, national origin,
ancestry, familial status, disability, or source of income.

The Unruh Civil Rights Act
The Unruh Civil Rights Act of 1959 (Civ. Code, §51) prohibits discrimination in “all business
establishments of every kind whatsoever.” The provision has been interpreted to include businesses and
persons engaged in the sale or rental of housing accommodations.

California Department of Housing and Community Development
State housing law (Government Code § 65580 et seq.) requires local government plans to address the
existing and projected housing needs of all economic segments of the community through their housing
elements. The housing element is one of seven state-mandated elements that every general plan must
contain, and it is required to be updated every eight years and determined legally adequate by the state.
The purpose of the housing element is to identify the community’s housing needs, state the community’s
goals and objectives with regard to housing production, rehabilitation, and conservation to meet those
needs. In addition, the Housing Element defines the related policies and programs that the community
will implement in order to achieve the stated goals and objectives. This would be accomplished through
the allocation of regional housing needs consistent with the SCS.

Southern California Association of Governments
SCAG is the responsible agency for developing and adopting regional housing, population, and
employment growth forecasts for local governments from Imperial, Los Angeles, Orange, Riverside, San
Bernardino, and Ventura counties. The City of Azusa is a member of the San Gabriel Valley Council of
Governments (SGVCOG), one of 14 Subregional Organizations in the SCAG Region.

Impact Sciences, Inc.
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SCAG’s demographic data is developed to enable the proper planning of infrastructure and facilities to
adequately meet the needs of the anticipated growth. SCAG adopted its 2012 Regional Transportation
Plan/Sustainable Communities Strategy (RTP/SCS), which presents the transportation and land use vision
for the SCAG region through the year 2035 and provides a long-term investment framework for
addressing the region’s transportation and related challenges. Growth forecasts contained in the RTP/SCS
for Los Angeles and the City of Azusa are utilized as the basis of analysis for housing, population, and
employment forecasts in this section.

Regional Housing Needs Assessment
State law requires that jurisdictions provide their fair share of regional housing needs. The State of
California Department of Housing and Community Development (HCD) is mandated to determine the
statewide housing need. In cooperation with HCD, local governments and councils of governments
(COGs) are charged with making a determination of the existing and projected housing need as a share of
the statewide housing need of their city or region.
The RHNA is an assessment process performed periodically as part of Housing Element and General
Plan updates at the local level. The RHNA quantifies the housing need by income group within each
jurisdiction during specific planning periods. The 5th cycle RHNA Allocation Plan, which covers the
planning period from October 2013 to October 2021, was adopted by the Regional Council on October 4,
2012. The RHNA allows communities to anticipate growth, so that collectively the region can grow in
ways that enhance quality of life, improve access to jobs, promote transportation mobility, and address
social equity and fair share housing needs.

Local
City of Azusa Housing Element
The Housing Element comprises one of the seven General Plan Elements mandated by the State of
California (California Government Code Sections 65580 to 65589.8). California state law requires that the
Housing Element consist of “identification and analysis of existing and projected housing needs and a
statement of goals, policies, quantified objectives, and scheduled programs for the preservation,
improvement, and development of housing.”
As required by state housing law, the City of Azusa must plan for its share of the region’s new housing
needs in five state-defined income categories by identifying an adequate supply of land zoned at
appropriate densities to accommodate needs in each income category. The RHNA goals do not explicitly
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require the City to construct the identified housing need, but rather seek to ensure the City has, or plans
to add policies, programs, and regulations that will accommodate new housing growth.
To address the City’s needs for very low- and low-income housing, Azusa must demonstrate that it has
an adequate supply of land for higher density housing. Although zoning land for higher density
development does not guarantee the construction of housing that is affordable to low- and
moderate-income families, without such higher density zoning, the opportunity to provide housing for
lower income households is limited. The City of Azusa adopted the 2014–2021 Housing Element on
October 21, 2013.
The Housing Element identifies and analyzes existing and projected housing needs, and articulates the
City’s official policies for the preservation, conservation, improvement, and production of housing within
the City. The Housing Element examines the City’s housing needs, as they currently exist, and projects
future housing needs. The goals, objectives, and policies concerning housing needs set forth as part of the
Housing Plan that are applicable to this section, are provided below.
B.

Assist in the Development of Affordable Housing
Goal H2:

Assist in the provision of adequate housing to meet the needs of the
community. Establish a balanced approach to meeting housing needs that
includes the needs of both renter and owner households.

Policy H2.1

Continue to offer and promote home ownership assistance
programs as a means of enhancing neighborhood stability.

Policy H2.2

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.

Policy H2.3

Facilitate development of affordable housing through use of
financial and/or regulatory incentives.

Policy H2.3

Establish partnerships with private developers and non-profit
housing corporations to assist Azusa in meeting its housing
goals.

Policy H2.4

Assist residential developers in identifying and preparing land
suitable for residential development.

Impact Sciences, Inc.
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Policy H2.5

Pursue State, federal, and other funding sources for activities to
leverage local funds and maximize assistance.

Policy H2.6

Continue to participate in State and federally sponsored
programs designed to maintain housing affordability, including
the Section 8 rental assistance program.

C.

Identify Adequate Sites to Achieve Housing Variety
Goal H3:

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.

Policy H3.1

Provide a range of residential development types in Azusa,
including low-density single-family homes, moderate-density
townhomes,

higher-density

multi-family

units,

and

residential/commercial mixed use in order to address the City’s
share of regional housing needs.
Policy H3.2

Continue to maintain an up-to-date residential sites inventory,
and provide to interested developers in conjunction with
information on available development incentives.

Policy H3.3

Create mixed-use opportunities along key commercial corridors
as a means of enhancing pedestrian activity and community
interaction.

Policy H3.4

Continue to allow second residential units on single-family
parcels as a means of providing additional infill housing
opportunities.

Policy H3.5

Maintain zoning regulations that permit by right, in designated
zones, housing that meets temporary and short-term housing
needs for individuals and families.

Policy H3.6

Address needs of overcrowded households through room
additions and construction of affordable rental and ownership
housing for large families.

Impact Sciences, Inc.
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Policy H3.7

Support the provision of high-quality rental housing for large
families, students and senior households.

Policy H3.8

Provide incentives to facilitate the development of senior
housing options.

Policy H3.9

Require that housing constructed expressly for low- and
moderate-income households not be concentrated in any single
portion of the City.

D.

Remove Constraints to Housing Development
Goal H4

Minimize the impact of governmental constraints on housing production and
affordability.

Policy H4.1

Provide regulatory incentives, such as density bonuses and
reduced parking, to offset the costs of developing affordable
housing.

Policy H4.2

Use the specific plan or a similar process as a tool to provide
flexible and creative solutions to housing on larger pieces of
property.

Policy H4.3

Encourage mixed use development that provides residential
uses along designated mixed use corridors.

Policy H4.4

Maintain

the

City’s

coordinated,

interdepartmental

Development Review process for larger-scale projects in the
City.
Policy H4.5

Designate appropriate zoning districts for the location of
transitional housing and emergency shelters consistent with
State law, and maintain standards to enhance the compatibility
of these uses with surrounding uses.

Impact Sciences, Inc.
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Promote Equal Housing Opportunity 9

F.

Goal H5

Promote equal housing opportunity for all residents.

Policy H5.1

Continue to enforce fair housing laws prohibiting arbitrary
discrimination in the building, financing, selling or renting of
housing on the basis of race, religion, family status, national
origin, physical disability or other such circumstances.

Policy H5.2

Promote greater awareness of tenant and landlord rights and
obligations.

Policy H5.3

Encourage housing construction or alteration to meet the needs
of residents with special needs such as the elderly and disabled.

City of Azusa General Plan
The City’s General Plan is primarily a policy document that sets goals concerning the community and
gives direction to growth and development. In addition, it outlines the programs that were developed to
accomplish the goals and policies of the General Plan. City policies pertaining to population and housing,
are included in the Built Environment Chapter and Economy and Community Chapter of the General
Plan. Housing and population policies relevant to the Azusa Transit Oriented District (TOD) Specific Plan
include:
Chapter 4: Economy and Community
Policy 8.1

Work to ensure a range of housing opportunities for Azusa
residents of all ages, incomes, and family structures.

Policy 9.1

Build a high-quality retail base that can hold value over time and
adapt to changing circumstances.

Policy 9.2

Promote in a housing stock that will appreciate in value over
time.

Policy 10.1

9

Address key gaps in retail and commercial services.

There is no “E.” in the Housing Element.
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Policy 10.2

Promote Azusa’s competitiveness at the regional or sub-regional
level in key strategic retail niches.

Policy 10.3

Target and tap into the main customer bases more directly. Make
Azusa into a destination retail site for the sub-region’s
population.

Policy 10.4

Enhance the identity of the city’s principal retail and commercial
nodes.

Policy 10.5

Attract retail investment by making a commitment to ensuring
high-quality public amenities in the retail districts, including
high-quality streetscapes.

Chapter 3: The Built Environment
Policy 2.8

Accommodate the development of multifamily housing along
the corridors, and as mixed use along the corridors and districts
in accordance with Table CD-2.

Policy 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.

Policy 3.1

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

Impact Sciences, Inc.
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•

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” setting;

•

encouraging the recycling of marginal “stand alone”
commercial uses into mixed-use settings 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:

4.11.3

•

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 setting 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 settings. Foothill
Boulevard (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 mixeduse structures. Heightened design awareness is necessary,
given this corridor is the southern edge of the City.

ENVIRONMENTAL IMPACTS

Thresholds of Significance
The following thresholds for determining the significance of impacts related to population, housing, and
employment are contained in the environmental checklist form contained in Appendix G of the most
recent update of the State CEQA Statutes and Guidelines. Adoption and/or implementation of the Azusa
TOD Specific Plan could result in significant adverse impacts to these three factors, if any of the following
could occur:

Impact Sciences, Inc.
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Threshold POP-1

Would the project induce substantial population growth in an area, either
directly (e.g., by proposing new homes and businesses) or indirectly (e.g.,
through extension of roads or other infrastructure;

Threshold POP-2

Would the project displace substantial numbers of existing housing,
necessitating the construction of replacement housing elsewhere; or

Threshold POP-3

Would the project displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

Physical impacts related to population growth are addressed in transportation/traffic, air quality, land
use and planning, noise, public services (police protection and school capacity), utilities and recreation.
Impacts in all other issue areas, including aesthetics, cultural resources, geology and soils, hazards and
hazardous materials, hydrology and water quality, utilities and public services (fire protection) are
analyzed on the basis of factors such as the proposed location of development, the proposed size (square
footage) and type of development, acreage of ground disturbance, and known or expected presence of
environmental resources (i.e., biological or cultural resources).

Impacts Analysis
Threshold POP-1

Would the proposed Azusa TOD Specific Plan induce substantial population
growth in an area, either directly (e.g., by proposing new homes and
businesses) or indirectly (e.g., through extension of roads or other
infrastructure)?

The discussion below addresses both direct growth in population resulting from new housing or business
growth and indirect population growth impacts from the extension of roads or infrastructure or provision
of employment opportunities.
The project provides for infill development that would make maximum use of existing infrastructure.
As the majority of development that would occur under the project would be infill or redevelopment, the
development permitted would not require significant regional public infrastructure upgrades for any
utility, transportation facility, or public service (See Specific Plan Section 4.0 – Infrastructure and Public
Utilities). New development would be required to include provisions to make the necessary local
improvements, such as connections to main sewer and water lines. In addition, individual project
applicants/developers would be required to fund their fair share of any necessary local infrastructure
associated with their project. Additional discussion of potential infrastructure impacts are included in
Sections 4.12, Public Services; 4.14, Traffic and Circulation; and 4.15, Utilities and Service Systems.
Impact Sciences, Inc.
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Due to the fact that localized net new infrastructure needs are anticipated to be minimal as new
development would be considered infill in nature, it is not anticipated that the infrastructure
improvements would result in measureable population growth in or around the specific plan area.
Therefore, the indirect population growth impact resulting from infrastructure improvements associated
with the Azusa TOD Specific Plan is considered less than significant.
Implementation of the project would directly affect population growth by introducing new housing that
would induce population growth within the specific plan area, as well as new employment opportunities
that would directly induce population growth in and around the specific plan area. Buildout of the Azusa
TOD Specific Plan could result in the construction of up to 840 multi-family housing units in the specific
plan area, which could accommodate approximately 2,915 additional persons based on an average
household size of 3.47. This represents an annual growth rate of 138 persons per year or approximately
0.3 percent. Based on the overall density and average size of the units in the specific plan area, it is likely
the number of persons per household would be lower than 3.47 and the overall population would be
lower as well. The projected increase of 2,915 residents resulting from the project and anticipated increase
in housing stock would be within the total population increase projected for the City between 2014 and
2035. Although the increase in population would represent a greater share of the overall City than in past
years, this would be by design and would represent a desirable shift in growth patterns. The purpose of
the Specific Plan is to focus development in those areas that are already developed with services,
particularly within the TOD areas, thereby relieving the pressure for new development in areas of the
City that are less developed. Further, any development that would occur as a result of the project, as well
as other growth in Azusa, would undergo additional environmental review to ensure consistency both
with the TOD Specific Plan, as applicable, and other local and regional plans and policies related to
growth and development. Further, as stated in Section 4.12, Public Services, and Section 4.15, Utilities
and Services, are available to accommodate the projected increase in population.
Project housing units were anticipated in the 2014 Housing Element for consideration in regional growth
and housing projections. As noted above, SCAG projects an increase 2,155 housing units by 2035. The
Housing Element projects 779 units by 2021 (the last year of the Housing Element). Several of the sites the
City identified within the Housing Element as vacant and underutilized and potential candidates for
redevelopment are within the specific plan area. These sites are identified within the City’s inventory as
sites that can realistically be developed with residential or mixed-use developments during the planning
period of the Housing Element (2021). These areas are considered highly likely to experience recycling
because of the high demand for housing throughout Los Angeles County.
The population growth forecasted for the City of Azusa is not considered substantial in comparison to the
San Gabriel subregion or County of Los Angeles as a whole, and the direct population increase associated
Impact Sciences, Inc.
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with the project housing units has been planned for in the City’s population/housing projections and
planning documents (City General Plan including the Housing Element, SCAG and RHNA). Therefore,
the impacts associated with the direct population growth as a result of the anticipated new housing units
associated with the project are considered less than significant.
Proposed office, retail, and services could result in approximately 1,236 new employees. Based on
existing residency characteristics of the work force in Azusa described in Table 4.11-9, above, it is
estimated that approximately 10 percent of these employees could live in Azusa. Applying this 10 percent
ratio to the 1,236 new employment positions generated by the project, results in an estimate that 123 of
these employees could reside in the City of Azusa. If it is conservatively assumed that each of these
employees forms a single new household in the City, these households could add approximately 427
additional residents to the City (123 households x 3.47 persons per household for the City).
It should be noted that the estimate of indirect population growth provided in this analysis is
conservative since it is based on the following assumptions: (1) existing City residents would fill none of
the new employment opportunities associated with the project and (2) the new employees generated by
commercial and office jobs associated with the project would reside in areas of the City outside the
specific plan area (i.e., not within the new residential units). Given that current unemployment rate in
Azusa stands at 5.8 percent in 2015, it is reasonable to assume that some of the employment opportunities
associated with the project would be filled by current residents of the City. In addition, the County has an
estimated unemployment rate of 7.7 percent. Therefore, it is anticipated that current residents of the City
and surrounding communities would fill many of the full-time and part-time employee jobs generated by
the project. As noted above, this Program EIR is conservative, such that the highest potential number of
new residents (both from direct housing growth and indirect employment related growth) is reported.
The direct increase in population of up to 2,915 persons that could be associated with residential units
and the potential additional increase in population of 427 persons associated with the new employment
opportunities provided by the project would result in a total population increase of approximately 3,342
persons. As noted above, this assumes that none of the people associated with new employment would
reside in the new residential units within the specific plan area. Based on the population projections
presented in Table 4.11-2, above, the projected population growth in Azusa between 2014 and 2035 is
approximately 4,662 persons. The population growth estimated to be associated with the project
(approximately 3,342 persons) would not result in growth exceeding this projection. Therefore, the
population growth associated with the project is not considered substantial and the population growth
projected for the City would not be exceeded. For these reasons, the project would result in less than
significant impacts related to population growth.
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Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
Threshold POP-2

Would the proposed Azusa TOD Specific Plan displace substantial numbers
of existing housing, necessitating the construction of replacement housing
elsewhere?

As detailed in Section 4.8, Land Use and Planning, of this EIR, the specific plan area includes a mix of
residential, civic, and commercial uses, with approximately 1,000,000 square feet of residential uses being
located in the specific plan area. This square footage includes single-family, multi-family and mobile
homes. Much of the single-family residential is located within the “no change” areas of the specific plan
area. There are single-family neighborhoods within the Transition District, South of Foothill Boulevard
along Dalton Avenue, San Gabriel Avenue and Alameda Avenue. South of Foothill Boulevard, multifamily residential uses are located within the Route 66 District west of Alosta Avenue and a mobile home
park is located within the Route 66 District east of Alosta Avenue.
As described in Section 3.0, Project Description, the specific plan area is divided into six districts that are
intended to organize the specific plan area according to type and character (See Specific Plan Section 2.0 –
Land Use and Urban Form).
Anticipated development within the specific plan area is conceptual at this time. No specific development
plans that include the removal of any housing units are under consideration as part of the project. Any
residential properties acquired for development purposes would have to be acquired in accordance with
state and federal law. Potential development projects would require additional project-level
environmental review and clearance once detailed plans are completed and development applications are
submitted.
Maximum buildout of the project could result in an additional 840 dwelling units within the specific plan
area. Consequently, a net increase in residential housing units over existing conditions would result from
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the project. Therefore, the project would result in less than significant impacts related to the displacement
of housing.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
Threshold POP-3

Would the proposed Azusa TOD Specific Plan displace substantial numbers
of people, necessitating the construction of replacement housing elsewhere?

Implementation of the project would not alter the land uses in the specific plan area, but would
encourage new patterns of development as described above and in Section 3.0, Project Description (see
Specific Plan Section 2.0 – Land Use and Urban Form). The project is programmatic in nature and does
not identify existing residential units for demolition and/or redevelopment. All projects under the Azusa
TOD Specific Plan would require separate environmental review and clearance when development
applications are submitted.
The Azusa TOD Specific Plan is expected to facilitate an increase in population, housing, and
employment, but is not expected to displace existing housing or residents. An important feature of the
development strategy for the project is the creation of additional housing units within the specific plan
area. Maximum buildout of the project could result in an additional 840 multi-family dwelling units
within the specific plan area. Consequently, a net increase in residential housing units over existing
conditions is anticipated to result from the project. Therefore, the project would result in less than
significant impacts related to the displacement of population.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.
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Level of Significance After Mitigation
Impacts would be less than significant.

4.11.4

CUMULATIVE IMPACTS

The Azusa TOD Specific Plan is expected to facilitate an increase in population, housing, and
employment, but is not expected to displace existing housing or residents. As discussed above,
development under the Azusa TOD Specific Plan would result in the development housing units and
office, retail, and services which would increase the population in the City of Azusa. The City of Azusa’s
General Plan has accounted for future growth greater than SCAG projections, which were used in the
analysis above. Therefore, the City anticipated greater growth and has adequately planned to provide
infrastructure and housing required to serve the projected growth under the Azusa TOD Specific Plan as
well as other from other projects. It is also important to note that the City’s cumulative project list only
extends a few years into the future and as additional development occurs it is likely that projects, when
combined with other cumulative projects would exceed the population and housing projects provided by
SCAG. For this reason, SCAG updates its forecasts at least every four years and incorporates the most
recent planning data from cities. Implementation of the City of Azusa General Plan would adequately
meet the housing needs of the anticipated population growth within the City, including the Azusa TOD
Specific Plan. Thus, implementation of the Azusa TOD Specific Plan would not result in cumulatively
considerable impacts to the population and/or housing resources.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.

Impact Sciences, Inc.
1029.004

4.11-22

Azusa TOD Specific Plan Draft EIR
July 2015

