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A Place to Call Home 
 

U We believe that all residents of our community have a right 
to safe, sanitary and affordable housing. 
 
 

ssuring the availability of adequate housing for 
all social and economic sectors of our city’s 
present and future population is critical.  An 

assessment of the community’s housing needs identified 
San Gabriel’s demographic, socioeconomic, and housing 
characteristics and the nature and 
extent of unmet housing needs.  
These findings include:  
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 Population Trends:  In 2000, 

the city had a population of 
39,804 residents, an increase 
of 7 percent in ten years.  The 
City witnessed significant 
growth in its early school age 

population (age <9 years), as well as its young and 
mid-adult populations (age 25-44).   

 
 San Gabriel continues to have a much higher 

proportion of seniors (age 65 and older) than the 
county as a whole.  During the 1990s, there was a 

remarkable increase in 
the Asian population 
(+63 percent), and a 
substantial decrease 
in the White population 
(-39 percent).  The 
Hispanic share of the 
city’s population 
decreased from 36 

A
MORE ON HOUSING 
 
This chapter is an abbreviated summary of 
the City’s adopted Housing Element.  The 
full element contains extended analysis, 
detailed policies and implementation 
measures.  For the full text of the Housing 
Element, contact the Community Develop-
ment Department at 626-308-2806. 



percent in 1990 to 31 percent in 2000.   
 
 Household Characteristics:  The average 

household size in San Gabriel increased from 3.00 
persons to 3.32 persons during the 1990s.  20 
percent of households were living in overcrowded 
conditions in 1998, while nearly half of the city's 
households earned very low or low incomes. Certain 
segments of the population have particular difficulty in 
finding decent, affordable 
housing due to their special 
needs.  These groups 
include the elderly, 
disabled persons, large 
households, female-
headed households, and 
the homeless.    
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 Housing Stock Condition:  F
city’s housing stock expanded 
population grew by 7.2 %. Ove
stock consists of single-family 
units comprised 37 % of the ho
Code Enforcement staff estima
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single-family home and $150,0
unit. During November and De
rates for apartments in San Ga
to $750 for a one-bedroom uni
a two-bedroom unit.  

The rents for single-family homes are typically higher than 
for apartment units.   
 
 Survey of Housing Needs:  38 percent of all 

households are spending more than 30 percent of 
their income on housing; very low and low-income 
households represented four-fifths of all overpayers.  
As of January 2000, over 9,000 units (more than 70% 
of the total housing stock) were greater than 30 years 

of age, the age at which 
housing typically begins to 
require major repairs.    San 
Gabriel’s share of the 
regional housing need 
between January 1998 and 
June 2005 is 301 additional 

 

Fast Fact 
 

The census tracts in the southern 
part of the city have the lowest 
incomes and greatest overcrowding.  

2000 U.S. Census 
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only 1.2 %, while 
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briel ranged from $575 
t and $675 to $950 for 

dwelling units, including 78 
for very low-income and 57 for low-income 
households.  

 
 Housing Constraints:  The provision of adequate 

and affordable housing can be constrained by a 
number of physical, market, and governmental 
factors. The lack of available vacant land is a major 
constraint to the development of housing in the city.  
Other constraints include development costs, the 
availability of financing, land use controls, 
development regulations and fees, entitlement 
processes, and the availability of infrastructure.  
 

Single-family homes still account for over 60% of the city’s total housing stock. 
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 Housing Opportunities:  Residential development 
potential exists in vacant and underutilized properties, 
and mixed-use development projects.  Senior 
housing units and second dwelling units represent 
additional affordable housing opportunities for lower-
income households.  Projects that encourage energy 
conservation also help to reduce the cost of housing. 

 

Our Goals 
 

he goals, targets and actions we are committed to 
take to address our key housing issues are 
summarized below:  

 
Issue 2.1: Providing a Range of Housing Types:  
Different household types in San Gabriel require housing 
to fit their particular needs and circumstances.  For 
example, 28 percent of the 
City's renter households are 
living in overcrowded 
conditions, which may 
indicate an unmet need for 
affordable units that have 
three or more bedrooms, 
and/or an unmet need for 
affordable homeownership 
opportunities.  Other 
households, such as those consisting of an elderly person 
living alone, may need smaller, studio units in a complex 
that provides supportive services, such as some meals, 
and transportation.  
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Goal 2.1:   Expand the supply of housing in 

accordance with the land use 
designations and policies in the Land 
Use Element. 

 
 Target 2.1:  Provide for the construction of 301 new 

housing units during the 1998-2005 planning period in 
order to meet the goals of the Regional Housing 
Needs Assessment (RHNA). 

 
 Action 2.1.1:  Promote and encourage the 

development of housing of various types, 
designs, forms of ownership, and sizes. 

 

 Action 2.1.2:  Encourage the use of innovative 
land use techniques and construction methods to 
minimize housing costs without compromising 
basic health, safety and aesthetic considerations. 

 
 Action 2.1.3:  Facilitate the construction of 

housing for lower- and moderate-income 
households. 

 
 Action 2.1.4:  Periodically re-examine local 

building and zoning codes for possible 
amendments to reduce construction costs 
without sacrificing basic health and safety 
considerations. 

 
 Action 2.1.5:  Through subdivision and zoning 

ordinances, and through the permit process, 
encourage use of innovative construction 

techniques, design standards, 
and energy conservation 
methods in new housing 
development. 

 
 Action 2.1.6:  Encourage 

development of second units at 
appropriate locations by 
publicizing the City’s second 
unit program, and by providing 

incentives for development of such units. 
 
 
Issue 2.2: Housing Affordability:  According to the 
Southern California Association of Governments (1998), 
37 percent of all households in San Gabriel were 
overpaying, or spending more than 30 percent of their 
income on housing.  Very low- and low-income 
households comprised 80 percent of the overpaying 
households.  
 
Goal 2.2:   Promote and encourage the provision 

of adequate housing to meet the 
needs of the community. 

 
 Target 2.2.1:  Allow for the construction of 301 new 

housing units, including housing affordable to very 
low-, low-, and moderate-income households, in 
accordance with the RHNA and consistent with the 
Land Use Element. 

 

T

Fast Fact 
 

Low and very low-income 
households represent 
approximately half of all 
households in San Gabriel. 

Southern California Association of 
Governments (1998) 
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 Action 2.2.1.1:  Encourage a wide range of 
housing types, prices and ownership forms in 
new construction. 

 
 Action 2.2.1.2:  Facilitate the development of 

housing for lower- and moderate-income 
households by private developers. 

 
 Action 2.2.1.3:  Support the development of cost 

saving and energy conserving construction 
techniques. 

 
 Action 2.2.1.4:  Assist private developers in 

identifying land suitable for the development of 
housing for lower- and moderate-income 
households. 

 Action 2.2.1.5:  Encourage the inclusion of units 
for very low-, low-, and moderate-income families 
as part of private sponsored housing 
developments. 

 
 Action 2.2.1.6:  Support efforts of private lenders 

to provide responsible alternative financing 
methods to make home ownership available to a 
greater number of households. 

 
 Action 2.2.1.7:  Continue to consider density 

bonuses and other incentives for housing 
development incorporating units for low- and 
moderate-income households. 

 
 Action 2.2.1.8:  Discourage the conversion of 

existing apartment units to condominiums where 
such conversion will diminish the supply of low- 
and moderate-income housing. 

 
 Action 2.2.1.9:  Encourage affordable 

homeownership opportunities in San Gabriel 
through a first time homebuyer program targeted 
to low- and moderate-income households. 

 
 Target 2.2.2:  Promote the affordability of existing 

housing units for low- and moderate-income 
households by capturing Federal housing assistance 
subsidies for the benefit of eligible City residents.  

 
 Action 2.2.2.1:  Support and pursue programs 

and funding sources designed to maintain and/or 

improve the affordability of existing housing units 
to low- and moderate-income households. 

 
Issue 2.3: Conserving the Existing Affordable 
Housing Stock:  As of January 2000, over 9,500 units in 
San Gabriel are more than 30 years old, the age at which 
many housing units typically begin to require major 
repairs.  This figure represents over 70 percent of the total 
housing stock in the City, and indicates that programs that 
assist with home maintenance/improvement are critical to 
preventing widespread housing deterioration.  The need 
for such programs is underscored by the increasing 
disparity between incomes and housing costs in the City, 
the growing evidence of overcrowding, and the large 
proportion of senior citizens on fixed incomes.  The 
highest concentration of substandard units is located 
south of Valley Boulevard. 
 
Goal 2.3:   Promote and encourage the 

rehabilitation of deteriorated dwelling 
units and the conservation of the 
currently sound housing stock. 

  
 Target 2.3.1:   Conserve the existing housing 

stock in San Gabriel. 
 

 Action 2.3.1.1:  Continue to investigate and 
pursue housing rehabilitation programs and 
funding sources offered by the State and 
Federal governments. 

 
 Action 2.3.1.2:  Continue to cooperate with 

the Los Angeles County Community 
Development Commission to provide below-
market rate rehabilitation loans for both 
owner-occupied and rental housing.  

 
 Action 2.3.1.3:  Promote the use of 

rehabilitation assistance programs to 
alleviate deteriorated or deteriorating housing 
conditions.  

 
 Action 2.3.1.4:  Encourage investment of 

public and private resources to alleviate 
neighborhood deterioration trends. 

  
 Action 2.3.1.5:  Continue to encourage 

property owners to improve or rehabilitate 



Housing  
 

H-5

owner-occupied and rental housing where 
feasible.  

 
 Action 2.3.1.6:  Promote the removal and 

replacement of those substandard units that 
cannot be rehabilitated.  

 
 Target 2.3.2:   Promote the maintenance of 

currently sound housing. 
 

 Action 2.3.2.1:  Use public information and 
assistance programs to encourage repair 
before major damage occurs.  

 
 Action 2.3.2.2:  Promote representative 

citizen participation on the formation, 
implementation and review of housing 
programs. 

 
 Action 2.3.2.3:  Continue to encourage the 

maintenance of sound owner-occupied and 
renter-occupied housing.  

 
Issue 2.4: Fair Housing and Housing Opportunities:  
In order to make adequate provision for the housing 
needs of all segments of the community, the City must 
ensure equal and fair housing opportunities are available 
to all residents.  The Housing Element seeks to expand 
the range of housing opportunities provided in San 
Gabriel, including the housing for those with "special 
needs", including senior citizens on fixed incomes, very 
low-, low-, and moderate-income residents, the disabled, 
large families, female-headed households with children, 
and the homeless.  
 
Goal 2.4:   Promote and encourage housing 

opportunities accessible to 
employment centers, quality 
community centers, and quality 
community services for all economic 
segments of the community, 
regardless of race, color, national 
origin, ancestry, religion, disability, 
sex, familial status, or marital status.  

 
 Target 2.4:   Promote housing opportunities 

for all. 
 

 Action 2.4.1:  Promote governmental efforts 
to provide equal opportunity housing for 
existing and projected demands in San 
Gabriel. 

 
 Action 2.4.2:  Accommodate the City's fair 

share of the regional housing needs. 
 

 Action 2.4.3:  Identify segments of the 
population that have special housing needs 
and develop programs to serve those needs 
(i.e., single parents, elderly, disabled, large 
family, minority and homeless populations). 
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How we compare with our neighbors 
 
Tables 2-1, 2-2, and 2-3 provide a comparative look at the population and housing trends in San Gabriel and neighboring 
communities: 
 
 
TABLE 2-1 

Population Growth Trends in the City of San Ga riel and Neighboring Comm nities b u 
 
Jurisdiction 

 
 

1980 

 
 

1990 

 
Change 

1980-1990 

 
 

2000 

 
Change 

1990-2000  
San Gabriel 

 
30,072 

 
37,120 

 
+23.4% 

 
39,804 

 
+7.2%  

Alhambra 
 

64,615 
 

82,106 
 

+27.1% 
 

85,804 
 

+4.5%  
Monterey Park 

 
54,338 

 
60,738 

 
+11.8% 

 
60,051 

 
-1.1%  

Rosemead 
 

42,604 
 

51,638 
 

+21.2% 
 

53,505 
 

+3.6%  
San Marino 

 
13,307 

 
12,959 

 
-2.6% 

 
12,945 

 
-0.1%  

Temple City 
 

28,972 
 

31,100 
 

+7.3% 
 

33,377 
 

+7.3%  
Los Angeles 
Co. 

 
7,477,503 

 
8,863,164 

 
18.5% 

 
9,519,338 

 
+7.4% 

 
Sources: 1980, 1990, 2000 U.S. Census.  

 
 

TABLE 2-2 
 Average Household Sizes in San Gabriel and 
Neighboring Communities (2000 Estimates)  
City 

 
Persons Per Household  

San Gabriel 
 
 3.32  

Alhambra 
 
 3.15  

Monterey Park 
 
 3.37  

Rosemead 
 
 4.08  

San Marino 
 
 3.22  

Temple City 
 
 3.03  

Los Angeles County 
 

3.14 
 

Source:  California Department of Finance, 2000. 
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TABLE 2-3 

Housing Growth Trends In San Gabriel and Neighboring Communities   
Housing units 

 
Housing Units 

 
City 
or 

Jurisdiction 
 
 1980 

 
1990 

 
 

Change 
1980-
1990 

 
2000 

 
 

Change 
1990- 
2000  

San Gabriel 
 

11,546 
 

12,736 
 

+10.3% 
 

12,891 
 

+1.2%  
Alhambra 

 
27,193 

 
29,604 

 
+8.9% 

 
30,223 

 
+2.1%  

Monterey Park 
 

19,331 
 

20,298 
 

+5.0% 
 

20,720 
 

+2.1%  
Rosemead 

 
13,643 

 
14,134 

 
+3.6% 

 
14,345 

 
+1.5%  

San Marino 
 

4,452 
 

4,465 
 

+0.3% 
 

4,472 
 

+0.2%  
Temple City 

 
11,037 

 
11,548 

 
+5.0% 

 
11,801 

 
+2.2%  

Los Angeles 
County 

 
2,855,578 

 
3,163,343 

 
+10.8% 

 
3,272,169 

 
+3.4% 

 
Sources: 1980 and 1990 U.S. Census; California Department of Finance, Population and Housing Estimates as of 

January 1, 2000. 
 
 
 
 
 
 
 


