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Introduction
This preliminary report provides a high-level summary of the key findings from the technical analysis
conducted as a part of the City’s Housing Element update process.

Housing Needs Assessment
Housing needs are determined by a city’s population and its existing housing stock.
This data provides context for developing housing policy, such as which types of
housing and its affordability levels are most needed in the community. The following
summaries key data from the housing needs assessment. The complete needs
assessment is attached as Appendix A.
•

San Gabriel is a majority-renter city. Of total occupied units, 55.4% are renter-occupied.

•

San Gabriel has a lower-income population than the County. The City’s 2018 median household
income was $57,863, which is 10% lower than the County. 18.4% of households in San Gabriel
are extremely low-income, and over half (58%) of all San Gabriel households are low-income
households (earn less than 80% of area median income (AMI)).

•

Conversely, rents are slightly higher in San Gabriel than in the County. The 2018 median rent paid
in San Gabriel was $1,425 per month.

•

Nearly 6 out of 10 San Gabriel renters are housing cost-burdened, meaning they spend 30% or
more of gross income on housing costs. Almost 32% are severely cost-burdened, meaning they
spend 50% or more of gross income on housing costs.

•

Renter-occupied households are more likely to be overcrowded than owner-occupied households.
12.1% of renter households live in overcrowded housing conditions.

•

San Gabriel has an older population. The median age is 41.3 years, higher than in the County (36.2
years). Seniors (65 and above) make up 16.1% of the population. Out of the total senior population,
approximately two-thirds are considered low-income. Seniors are a special needs group because
they are more likely to be on a fixed income while requiring higher levels of care.

•

Almost 15% of households have 5 or more people, while about 16% are 1-person households. San
Gabriel’s housing stock is 48% three or more bedrooms and 15% one-bedroom or fewer. Therefore,
the housing mix is adequate to accommodate larger families, but there is a lower stock of smaller
units.

•

From 2000 to 2018, San Gabriel permitted a total of 346 units, the majority of which were singlefamily units. Compared to the larger Southern California Association of Governments (SCAG)
region, San Gabriel has consistently permitted fewer units per 1,000 residents.

•

San Gabriel’s housing stock is generally older than that of the overall SCAG region. 52.3% of all
units in San Gabriel are older than 60 years old, compared to 32.1% of units in the SCAG region.
An aging housing stock can represent poorer living standards and incur more expensive repair
costs.
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Housing Constraints Assessment
City policies and regulations, such as the Zoning Code, and market factors outside of
the City’s control affect the quantity and type of residential development that occurs in
San Gabriel. The following summarizes key governmental and nongovernmental
constraints to housing development. For more detail, please see Appendix C.
Governmental Constraints
•

Minimum dwelling unit size requirements preclude the development of smaller units, which can be
more affordable.

•

Mixed-use projects in commercial zones (C-1 and C-3) may only be 3 stories / 45 feet tall, while
commercial projects in these zones may be up to 5 stories / 70 feet tall.

•

Open space requirements per unit are relatively high and may reduce the amount of area that can
be dedicated to housing. Although alternatives, such as off-site provision of open space and in-lieu
fees are offered, this requirement may still lower the number of housing units produced.

•

Parking standards, including rates and configuration (e.g., garage required for multi-family) could
result in higher priced housing units.

•

Subjective design guidelines, while not currently applicable to multi-family projects due to State law
(SB 330), could result in uncertainty for developers and a longer permit review process in the future.

Nongovernmental Constraints
•

Economic conditions in San Gabriel suggest a fairly competitive housing market that favors the
development of for-sale housing over rental housing.

•

San Gabriel is generally built out, so future housing development will likely be redevelopment
projects that require demolishing existing structures, improvements, and uses. The lack of available
vacant land may constrain housing production due to the increase costs associated with
redevelopment.

Review of Existing Programs
Many of the current Housing Element programs were successfully completed or
include ongoing City efforts. Almost all programs are recommended to be continued
with some being modified to reflect changes since the last Housing Element adoption.
The only program recommended to be deleted is the Housing Summit Program, which
is recommended to be replaced with more cost-effective stakeholder and developer outreach. Please see
Appendix D for more detail.

Housing Resources Assessment
The City has several local resources available to support the continued development,
preservation, and rehabilitation of housing in San Gabriel. Appendix F provides a
detailed list of financial and administrative resources, as well as opportunities for energy
conservation. Some key resources include:
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•

Affordable Housing Fees: When developers apply for a project that includes a negotiated
development agreement with the City, it is the City’s practice to require the developer to pay
affordable housing fees if affordable housing units are not included in the project. The City will use
these funds for affordable housing projects throughout San Gabriel.

•

Permanent Local Housing Allocation (PLHA) Grant Funding: The City has been allocated
$187,992 for the first year of its five-year PLHA grant allocation, which is being used for predevelopment costs associated with a potential local affordable housing development.

•

Homelessness Response Plan: The City adopted a two-year Homelessness Response Plan in
January 2021, which identifies strategies and actions that can leverage local resources while
aligning with Los Angeles County Homeless Initiative Strategies.

In addition to San Gabriel-specific resources, there are San Gabriel Valley (SGV) resources that can
support the City’s housing goals, including those offered through SGV Habitat for Humanity, SGV Council
of Governments, and SGV Regional Housing Trust. State and federal resources are also available.

At-Risk Housing Analysis
“At-risk” assisted housing units are multi-family rental housing units that receive
government assistance and are eligible to convert to market-rate units due to
termination of a rent subsidy contract, mortgage prepayment, or other expiring use
restrictions in the next 10 years. The City has two units (in Las Casas Apartments) that
are considered low-risk of conversion to market-rate, as the deed restrictions for these units do not expire
until 2046.

Analysis of Disadvantaged Unincorporated
Communities
State law (SB 244) requires jurisdictions to analyze the infrastructure needs of
disadvantaged unincorporated communities (DUCs) within the jurisdiction’s sphere of
influence (SOI). A DUC is a community with an annual median household income that is less than 80% of
the statewide annual median household income. There are no DUCs in the City of San Gabriel’s SOI.
Therefore, there are no infrastructure deficiencies that need to be analyzed.

Appendices
A: Housing Needs Assessment
B: [Reserved]
C: Housing Constraints
D: Existing Programs Review
E: [Reserved]
F: Housing Resources
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Section A.1
A.1.1

Introduction and Summary

Introduction

This section forms the foundation for understanding San Gabriel’s housing
needs. It analyzes a range of demographic, economic, and housing-related
variables to determine the extent and context of the City’s housing-related need.
Information gathered through this section provides a basis from which to build
housing goals, policies, and programs to address those needs.
This section includes an analysis of the City’s population, special needs groups, employment,
housing stock, and housing affordability.

The main source of data used to form the majority of this section is HCD pre-certified local housing
data provided by SCAG, which relies primarily on the American Community Survey 2014-2018,
California Department of Finance, HUD’s Comprehensive Housing Affordability Strategy
(“CHAS”) data, and California Department of Developmental Services.

Section A.2
A.2.1

Population Characteristics

Population

San Gabriel had a total population of 40,104 in 2020, including 452 living in group quarters
according to the California Department of Finance. The chart below illustrates the population trend
in San Gabriel over the past 20 years. During this period, San Gabriel’s population grew by 0.8
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percent while the SCAG region grew by 15 percent (or an annual growth rate of less than 0.1
percent compared to 0.7 percent for the region).
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Figure A-1: Population Trend, 2000-2020

Source: SCAG 2020 Pre-Certified Local Housing Data (CA DOF E-5 Population and Housing Unit Estimates)

A.2.2

Age

Age is an important factor that impacts a city’s housing needs, as preferences and requirements
change when people get older. In addition, different age groups will have different housing needs
depending on a variety of factors, such as household size, income level, and living preferences.
A city with a large population of children relative to the adult population will need more housing
for large households, while a city with a large population of young adults might require more
affordable studio and one-bedroom units. Similarly, having a larger senior population may indicate
the need for housing that is ADA accessible or smaller units for seniors who seek to down-size.
The share of San Gabriel’s population which is under 18 years of age is 18.2 percent while the
seniors (65 and above) make up 16.1 percent of the population. The median age in San Gabriel
is 41.3 years, higher than that of Los Angeles County (36.2 years). The population of San Gabriel
is 47.7 percent male and 52.3 percent female.
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Figure A-2: Current Population by Age and Sex
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

A.2.3

Race/Ethnicity

The largest racial group in San Gabriel is Asian, representing 60 percent of the total population.
26 percent of the population of San Gabriel is Hispanic or Latino (of any race), compared to 48
percent of the population of Los Angeles County.

Figure A-3: Current Population by Race and Ethnicity
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Note: "Hispanic or Latino" can be defined as a person of Cuban, Mexican, Puerto Rican, South or Central American, or other
Spanish culture or origin regardless of race.

Source: American Community Survey 2014-2018 5-year estimates, DP05

A.2.4

Employment

There are 19,735 workers living within San Gabriel who work across 13 major industrial sectors
made up of groupings of two-digit North American Industry Classification System (NAICS) codes.
The chart below provides more detailed employment information. The most prevalent industries
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are Education & Social Services, which includes Health Care, with 4,165 employees (21.1 percent
of total) and Arts, Entertainment, Recreation, which includes Food Service and Accommodations,
with 2,867 employees (14.5 percent of total). Agriculture is the least prevalent employment
industry, employing less than 0.1 percent of employees.
Figure A-4: Employment by Industry
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates
using groupings of 2-digit NAICS codes)

In addition to understanding the industries in which the residents of San Gabriel work, it is also
possible to analyze the types of jobs they hold. Of all job types, the most prevalent occupational
category in San Gabriel is Management, in which 6,556 (33.2 percent of total) employees work.
The second-most prevalent type of work is in Sales, which employs 4,958 (25.1 percent of total)
residents of San Gabriel.
Figure A-5: Employment by Occupation
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates
using groupings of SOC codes)
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Section A.3
A.3.1

Household Characteristics

Household Type

Of the 12,063 total households in San Gabriel, 6,308 (or 52 percent) consist of married-couple
families, 3,113 (or 26 percent) consist of “Other” family, and 2,642 (or 22 percent) consist of nonfamily households. “Other” family represents households with one or more related persons with
no spouse present. This can include single parent households or grandparents with children.

Figure A-6: Household Composition
Married-couple family

Other family

Non-family household

22%

52%
26%

Source: ACS 5-year estimates (2018), S2501

A.3.2

Household Size

In San Gabriel, the largest share of households (33 percent) consists of a household with four or
more people, while the lowest share of households (16 percent) consists of just one person. San
Gabriel has a lower share of single-person households than the SCAG region overall (16 percent
compared to 23.4 percent).
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Table A-1: Household Size
Total

%

1-person household

1,945

16%

2-person household

3,323

28%

3-person household

2,842

24%

4-or-more-person household

3,953

33%

Total occupied housing units

12,063

-

Source: ACS 5-year estimates (2018), S2501

A.3.3

Overcrowding

Overcrowding is defined by the Census as a unit in which more than one person occupies a room
(excluding bathrooms and kitchens), while units occupied by more than 1.5 people are considered
severely overcrowded. These circumstances can occur due to a lack of adequate affordable
housing and housing costs becoming greater relative to household income. Families, especially
larger ones and those with lower income, may choose to double-up or rent rooms in order to
alleviate the financial burden and allocate more income for other necessities. Overcrowding can
result in poor living conditions and lead to more rapid deterioration of the property. Therefore,
maintaining proper levels of occupancy by preventing overcrowding can improve overall quality
of life for all residents.
In San Gabriel, renter-occupied households are more likely to be overcrowded than owneroccupied households. 12.1 percent of renter households are overcrowded, and 2.8 percent are
severely overcrowded; while 7.1 percent of owner-occupied households are overcrowded, and
1.2 percent are severely overcrowded. Across rental-occupied households, rates of overcrowding
and severe overcrowding in San Gabriel are lower than the SCAG region. For owner-occupied
households, rates of overcrowding are higher than the SCAG region, while severe overcrowding
in owner-occupied households is similar between San Gabriel and the SCAG region.

Housing Needs Assessment

City of San Gabriel | 7

Percent of Total Households

Figure A-7: Crowding by Extent and Tenure
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year)

A.3.4

Household Income

Household income is a critical component of housing affordability. Income impacts the decision
to rent versus own, the size of unit, and location of housing. Overall, household income in San
Gabriel is lower than that of Los Angeles County. San Gabriel’s median household income in
2018 was $57,863, which is 10 percent lower than the County’s median income of $64,251. The
mean income in San Gabriel ($83,228) is 12 percent lower than in Los Angeles County ($94,484).
Table A-2: Household Income
San Gabriel Los Angeles County
Median Income

$57,863

$64,251

Mean Income

$83,228

$94,484

Source: ACS 5-year estimates (2018), S1901

The RHNA addresses housing challenges for four income categories defined by their respective
proportion of the county area median income (AMI). The table below defines these income
categories.
Table A-3: Income Categories as a Percentage of AMI
% of AMI
Extremely Low

0-30%

Very Low

30-50%

Low

50-80%

Moderate

80-120%

Above Moderate

>120%

Source: Department of Housing and Community Development, 2020
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The following table shows the 2020 income limits for the four income categories in Los Angeles
County. The above moderate category includes all households earning above the upper limit of
the moderate-income category.
Table A-4: Los Angeles County 2020 Annual Income Limits by Household Size
Number of Persons in Household:

1

2

3

4

5

6

7

8

Extremely Low
Los Angeles County Very Low Income
Area Median Income:
Low Income
$77,300
Median Income

23,700

27,050

30,450

33,800

36,550

39,250

41,950

44,650

39,450

45,050

50,700

56,300

60,850

65,350

69,850

74,350

63,100

72,100

81,100

90,100

97,350 104,550 111,750 118,950

54,100

61,850

69,550

77,300

83,500

Moderate Income 64,900

74,200

83,500

92,750 100,150 107,600 115,000 122,450

89,650

95,850 102,050

Source: Department of Housing and Community Development, 2020

Using data from the American Community Survey (ACS), HUD compiles a dataset called the
Comprehensive Housing Affordability Strategy (CHAS) that allows local governments to more
easily analyze their regional housing issues. The most recently available CHAS dataset indicated
that over half (58 percent) of all households in San Gabriel earn less than 80 percent of AMI.
Figure A-8: Household Income Distribution
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Extremely Low (0- Very Low (30-50% Low (50-80% AMI)
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Source: HUD CHAS, 2012-2016

Because income is one of the main components of housing stability, ensuring adequate housing
for households considered extremely low-income (below 30 percent of AMI) can be especially
challenging. According to the CHAS data, 18.4 percent of households in San Gabriel are
extremely low-income. The race/ethnicity with the highest share of extremely low-income
households is Asian and other, non-Hispanic (22.1 percent). In the SCAG region, the
race/ethnicity with the highest share of extremely low-income households is Black, (27.1 percent
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compared to 17.7 percent of total households). Note that the total number of households in the
table below differs slightly because the CHAS data uses ACS 2012-2016 data while the rest of
this appendix uses ACS 2014-2018 data.
Table A-5: Extremely Low-Income Housing Needs
Total Households Households below 30% HAMFI Share below 30% HAMFI
White, non-Hispanic

1,864

219

11.7%

Black, non-Hispanic

124

10

8.1%

Asian and other, non-Hispanic

7,522

1,665

22.1%

Hispanic

2,870

380

13.2%

TOTAL

12,380

2,274

18.4%

Renter-occupied

6,560

1,670

25.5%

Owner-occupied

5,860

615

10.5%

TOTAL

12,420

2,285

18.4%

Note: HAMFI refers to Housing Urban Development Area Median Family Income

Source: SCAG 2020 Pre-Certified Local Housing Data (HUD CHAS, 2012-2016)

A.3.5

Special Housing Needs

Certain segments of the population encounter more difficulty in finding decent, affordable
housing due to special circumstances. Special needs may be related to one’s employment
type and income, family characteristics, medical condition or disability, or household
characteristics. These households may require special accommodations, such as on-site
supportive services, unique building design, or spatial accommodations. The special needs
categories assessed in this section include large families, seniors, female-headed households,
people with disabilities, farmworkers, and people experiencing homelessness.

Large Families
Large families are family households that consist of five or more people. Larger households
require larger dwelling, such as three-, four-, or five-bedroom units. Because this housing type is
in shorter supply and costs more than smaller units, housing affordability can be a challenge.
Lower-income large families may also opt to live in smaller units to save money, putting them at
risk of overcrowding.
The following chart illustrates a larger range of household sizes in San Gabriel by housing tenure.
The most common household size consists of two people (27.5 percent) and the second-most
common household consists of three people (23.6 percent). San Gabriel has a lower share of
single-person households than the SCAG region overall (16.1 percent compared to 23.4 percent)
and a similar share of 7+ person households than the SCAG region overall (3.3 percent compared
to 3.1 percent).
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Households (% by size category)

Figure A-9: Households by Household Size
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

Per the chart above, 14.9 percent of all households in San Gabriel, or 1,783 households, are
considered large households (those that contain five or more members). Adequate housing for
such households would consist of at least a 3-bedroom unit, assuming the unit has a living room
and dining room. According to the table below, 48 percent of San Gabriel’s housing units are 3bedrooms are more. Therefore, the housing mix in San Gabriel is considered adequate to
accommodate larger household sizes.
Table A-6: Housing Units by Number of Bedrooms
Housing Units

%

333

3%

1 bedroom

1,563

12%

2 bedrooms

5,040

38%

3 bedrooms

4,328

33%

4 bedrooms

1,624

12%

346

3%

13,234

-

No bedroom

5 or more bedrooms
Total

Note: 16% of households are 1-person households (see Table A-1)

Source: American Community Survey 2014-2018, 5-year estimates, Table DP04

Senior Households
Elderly households are defined as households consisting of at least two people who are either or
both at least 62 years of age. Senior households are defined as households with one or more
persons over the age of 65 years. These households have particular housing needs, such as
housing affordability, as the elderly typically live on a fixed or limited income and incur higher
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healthcare costs. Seniors are also more likely to have a physical disability and require specific
accommodations. Adequate housing for these households includes housing that is:
•

Safe

•

Accessible

•

Able to accommodate live-in caretakers or provide on-site services

•

In proximity to shopping, medical services, and transportation

There are several different types of housing appropriate for seniors, including:
•

Senior Apartment: Age-restricted housing for older adults who are able to live without
assistance.

•

Independent Living: Housing that provides assistance such as meal preparation,
housekeeping, and transportation. These facilities typically provide residents with
convenient access to medical care if needed.

•

Assisted Living: A residential community that provides similar services as above, as well
as assists residents with Activities of Daily Living (ADLs), such as bathing, dressing, and
eating.

•

Nursing Home: A licensed facility that provides 24-hour nursing care, room and board,
and custodial care. Nursing homes typically provide the highest level of care outside of
hospitals.

•

Skilled Nursing Facility (SNF): A nursing home that provides in-patient rehabilitation
staffed by trained medical providers. Patients do not typically require long-term care.

Although there are a variety of housing options, many of the choices that provide higher levels of
care can be out of reach for people living on limited means. Therefore, lower-income seniors are
more likely to live in housing that does not adequately meet their needs.
Approximately two-thirds of San Gabriel’s senior population is considered low-income. Of San
Gabriel's 2,795 elderly households, 66.4 percent earn less than 80 percent of AMI. 25.4 percent
of the elderly population are considered extremely low-income and earn less than 30 percent of
AMI (compared to 24.2 percent in the SCAG region), while 44.9 percent of these senior
households earn less than 50 percent of AMI (compared to 30.9 percent in the SCAG region).
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Table A-7: Elderly Households by Income and Tenure
Owner Renter Total
Income category, relative to surrounding
area:

Percent of Total Elderly
Households:

< 30% HAMFI

305

405

710

25.4%

30-50%
HAMFI

220

325

545

19.5%

50-80%
HAMFI

350

250

600

21.5%

80-100%
HAMFI

135

80

215

7.7%

> 100% HAMFI

625

100

725

25.9%

Total

1,635 1,160 2,795

-

Note: HAMFI refers to Housing Urban Development Area Median Family Income

Source: SCAG 2020 Pre-Certified Local Housing Data (HUD CHAS, 2012-2016)

Female-headed Households
Female-headed households are households that do not have a male adult present. They can
consist of both family and non-family households and may or may not have children. Femaleheaded households are considered special needs because they are more likely than the overall
population to be in poverty. Because income is typically lower than a two-parent household with
two income earners, single-parent households can experience more challenges finding affordable
housing for their family. Consequently, high-quality childcare can be more difficult to secure when
household income is already limited.
San Gabriel has a higher share of female-headed households than the SCAG region overall. Of
San Gabriel's 12,063 total households, 16.7 percent are female-headed, compared to 14.3
percent in the SCAG region. 5.2 percent are female-headed and with children (compared to 6.6
percent in the SCAG region) and 1.2 percent are female-headed and with children under six years
old (compared to 1.0 percent in the SCAG region).
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Figure A-10: Female-Headed Households (FHH)
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

Persons with Disabilities
People are considered to have a disability if they have one of more of the following:
•

Difficulty seeing or hearing, such as blindness or deafness

•

Difficulty performing basic physical activities, such as walking, climbing stairs, and lifting

•

Difficulty learning, remembering, or concentrating

•

Difficulty dressing, bathing, or getting around inside the home

•

Difficulty going outside the home alone to shop or visit a doctor’s office

•

Difficulty working at a job or business

People with disabilities can face many barriers to securing accessible and affordable housing,
including living on fixed and limited incomes, limited housing choices offering accessibility
features, higher healthcare expenses, and potential discrimination. The need for adequate and
accessible housing outstrips supply and availability. The majority of housing in most communities
lack even basic mobility accessibility features such as ramps, extra-wide doors, raised toilets, and
lowered counters.
Adequate housing for these households includes but are not limited to, housing that is:
•

Safe

•

Accessible

•

Able to accommodate live-in caretakers or provide on-site services

•

In proximity to shopping, medical services, and transportation

•

Designed to facilitate mobility and independence
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Disability data can provide valuable context for assessing current and future need for accessible
housing units. Since some disability types are not recorded for children below a certain age,
calculating disability as a percentage of total population may not be accurate. The most common
types of disabilities in San Gabriel in 2018 were ambulatory disabilities followed by independent
living disabilities.
Figure A-11: Disability by Type
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

Of the total senior population in San Gabriel, the most common types of disabilities in 2018 were
also ambulatory disabilities (17.0 percent of the total senior population) and independent living
disabilities (14.5 percent of the total senior population).
Figure A-12: Disability by Type – Seniors (65 and over)

Percent of Senior Population
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)
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Persons with Developmental Disabilities
According to Section 4512 of the California Welfare and Institutions Code, a "developmental
disability" means a disability that originates before an individual attains age 18 years, continues
or can be expected to continue indefinitely, and constitutes a substantial disability for that
individual, which includes cerebral palsy, epilepsy, and autism.
Many developmentally disabled persons can live and work independently within a conventional
housing environment. More severely disabled individuals require a group living environment
where supervision is provided. The most severely affected individuals may require an institutional
environment where medical attention and physical therapy are provided. Because developmental
disabilities exist before adulthood, the first issue in supportive housing for the developmentally
disabled is the transition from the person’s living situation as a child to an appropriate level of
independence as an adult.
The California Department of Developmental Services (DDS) currently provides communitybased services to approximately 350,000 persons with developmental disabilities and their
families through a statewide system of regional centers, developmental centers, and communitybased facilities. DDS also provides data on developmental disabilities by age and type of
residence. These data are collected at the ZIP-code level and were joined to the jurisdiction-level
by SCAG. Totals may not match as counts below 11 individuals are unavailable and some entries
were not matched to a ZIP code necessitating approximation. According to DDS, there are about
300 residents with a development disability in San Gabriel, most of whom are able to live in their
own home with their parent or guardian.
Table A-8: Development Disabilities

By Residence:

By Age:

Home of Parent/Family/Guardian

262

Independent/Supported Living

5

Community Care Facility

19

Intermediate Care Facility

5

Foster/Family Home

0

Other

5

0 - 17 Years

142

18+ Years

158

Total

300

Note: This table has been modified due to correct an error in the pre-certified data

Source: SCAG 2020 Pre-Certified Local Housing Data
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Understanding the employment status of people with disabilities may also be an important
component in evaluating specialized housing needs. In San Gabriel, 42 percent of the population
with a disability is employed, compared to 73 percent of the non-disabled population. About half
of people with disabilities (52 percent) are not in the labor force.
Table A-9: Disability by Employment Status
With a Disability

Percent of Total

No Disability

Percent of Total

Employed

453

42%

18,428

73%

Unemployed

62

6%

1,303

5%

Not in Labor Force

568

52%

5,447

22%

1,083

-

25,178

-

TOTAL

Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

Housing for People with Disabilities
Transitional/supportive housing can provide support and housing for people with disabilities.
There is one transitional housing facility in San Gabriel: Homes for Life/Athena Home. Athena
Homes is a clustered Transition-Age-Youth (TAY) housing program that was developed in
collaboration with the Los Angeles County Department of Mental Health, the County Department
of Children and Family Services, and the County Community Development Commission. The
program serves residents from 18 to 21 years old. Residents are emancipated youth from the
foster care system. During the two-year program, residents benefit from an extensive array of
services and life skills training to assist them in preparing for independent living or structured living
apartments 1. Additionally, several facilities located in San Gabriel can provide care and housing
for people with disabilities (e.g., San Marino Manor, Vista Cove Care Center, Live Oak Rehab
Center).
The Eastern Los Angeles Regional Center located in Alhambra provides services for people with
developmental disabilities in San Gabriel. It is one of seven regional centers in Los Angeles
County operated by private nonprofit corporations that contract with DDS to coordinate services
for people with developmental disabilities 2.
Additionally, the Los Angeles County Department of Public Social Services operates the In-Home
Supportive Services (IHSS) program for low-income seniors or people with disabilities. This
program provides support for individuals such as meal preparation, laundry, house cleaning, and
personal care to enable them to live at home.

1
2

http://www.homesforlife.org/category/transition-age-youth-housing/
https://www.sgprc.org/
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Residents Living Below the Poverty Level
For individuals living below the poverty level, housing stability can be precarious as their low
incomes make them very high risk for homelessness. Poverty thresholds, as defined by the ACS,
vary by household type and size. In 2018, a single individual under 65 was considered in poverty
with an income below $13,064 per year while the threshold for a family consisting of two adults
and two children was $25,465 per year. In San Gabriel, 7.4 percent of total households are
experiencing poverty, compared to 7.9 percent of households in the SCAG region.

Figure A-13: Households by Poverty Status
Female-headed with 3 or more children
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

Farmworkers
Farmworkers are considered a special needs group because these workers traditionally earn lowpaying wages while frequently live in overcrowded and substandard housing conditions. While
only a small share of SCAG region jurisdictions has farmworkers living in them, they are essential
to the region's economy and food supply. Because of their predominantly low incomes, housing
affordability is an acute need for farmworkers.
Farmworkers account for less than one percent of all workers in San Gabriel in 2018. Farmworker
households are among the existing households counted as part of the CHAS housing needs and
estimates of existing and projected housing needs produced by SCAG. Consequently, resident
low-income farmworker households would be included among all households. Resident
farmworker housing needs would be counted as part of lower income households experiencing
problems of overpaying, overcrowding, and substandard housing.
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Table A-10: Farmworkers by Occupation
San
Gabriel

Percent of total San Gabriel
workers:

SCAG
Total

41

0.21%

57,741

Total jobs: Farming, fishing, and forestry occupations

15

0.11%

31,521

Full-time, year-round jobs: Farming, fishing, and forestry
occupations

Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates
using groupings of SOC codes)

Table A-11: Employment in the Agricultural Industry
San
Gabriel

Percent of total San Gabriel
Workers

SCAG
Total

19

0.10%

73,778

Total in agriculture, forestry, fishing, and hunting

0

0.00%

44,979

Full-time, year-round in agriculture, forestry, fishing,
and hunting

Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates
using groupings of NAICS codes)

Homeless Persons
People experiencing homelessness are one of the most vulnerable special needs groups
assessed due to the diversity of causes and difficulty in providing sufficient and coordinated
treatment. Homelessness can result from a wide range of factors, such as housing unaffordability,
job loss, and lack of services and treatment for mental illness and/or substance abuse. Despite
the variety of causes, the provision of affordable housing, especially subsidized units for single
individuals, can greatly contribute to the long-term solution of addressing homelessness.
As part of a community-wide effort to address homelessness, San Gabriel is part of the Los
Angeles Continuum of Care (CoC), which is a regional planning body funded by HUD that
coordinates housing and services funding across its partner jurisdictions. The lead agency is the
Los Angeles Homeless Services Authority (LAHSA). In order to estimate the number of people
experiencing homelessness in a region, HUD requires each CoC to conduct an annual or biannual
count of its sheltered and unsheltered population known as the Point-in-Time (PIT) count estimate.
Though one of the most important tools in combatting homelessness, the PIT count is likely to
undercount the number of people experiencing homelessness as this effort is volunteer-driven
and the count may miss people who are not visible at the time of the survey. In addition, the
estimate must make assumptions about the number of individuals residing in certain dwelling
types, such as tents, RVs, and makeshift shelters, as volunteers cannot see inside these areas.
Because of the precariousness of people experiencing homelessness, the count of these
individuals can vary over the course of the year and over extended periods of time. According to
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the PIT count, there were an estimated 11 persons experiencing homelessness in San Gabriel in
2020. All people experiencing homelessness in San Gabriel were unsheltered.
People Experiencing Homelessness
Figure A-14: People Experiencing Homelessness
11

11

Unsheltered

Total

0
Sheltered

San Gabriel
Source: SCAG 2020 Pre-Certified Local Housing Data

Emergency Shelters/Transitional Housing
At this time, there are no emergency shelters or shelters for domestic violence victims located in
San Gabriel. The Governmental Constraints section discusses how the City’s zoning code permits
emergency shelters.
Resources for People Experiencing Homelessness
In January 2021, the City adopted a two-year Homelessness Response Plan, which identifies
goals and supporting actions that are in alignment with Los Angeles County Homeless Initiative
to maximize regional effectiveness in reducing homelessness. This adopted Plan may also
provide funding opportunities, as having an adopted homeless plan has been a requirement for
receiving Measure H funds from Los Angeles County to fund homeless services and short-term
housing.
Additionally, as a member of the Los Angeles CoC, LAHSA is able to provide homeless services
to all individuals requiring support within San Gabriel’s jurisdiction. LAHSA also partners with the
City of Los Angeles and County of Los Angeles, including the Department of Public Health, the
Department of Health Services, and the Department of Mental Health. Through this partnership,
people experiencing homelessness can access a wide range of services, including emergency
shelters, transitional and permanent housing, homeless prevention rental assistance, hotel/motel
vouchers, community health clinics, and general wraparound supportive services.
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Section A.4
A.4.1

Housing Stock Characteristics

Housing Type and Vacancy

The chart below provides information on the housing stock in San Gabriel, which has a total of
13,564 housing units. The most common housing type in San Gabriel is single-family detached
with 7,483 units. The share of all single-family units in San Gabriel is 67.6 percent, which is greater
than the 61.7 percent share in the SCAG region. Of the total housing units in San Gabriel, 12,614
are occupied, which equates to a 7.0 percent total vacancy rate. The average household size (as
expressed by the population to housing unit ratio) is 3.14.

Percent of Total Units

Figure A-15: Housing Type
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Source: SCAG 2020 Pre-Certified Local Housing Data (CA DOF E-5 Population and Housing Unit Estimates)

Over the past two decades, there has been more construction of single-family residential units
than multi-family residential units in San Gabriel. From 2000 to 2020, single-family residential
units increased by 13 percent (or 1,033 units), multi-family residential units decreased by 7
percent (or 342 units), and mobile units decreased by 82 percent (or 36 units).

Housing Needs Assessment

City of San Gabriel | 21

Figure A-16: Housing Type Trend
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Source: SCAG 2020 Pre-Certified Local Housing Data (CA DOF E-5 Population and Housing Unit Estimates)

A.4.2

Housing Tenure

Housing security can depend heavily on housing tenure (i.e., whether homes are owned or rented).
In addition, lower-income rental households tend to experience a higher degree of housing
problems as defined by the Census, such as overpaying, overcrowding, and substandard housing.
Renters are also more economically vulnerable than homeowners, as renters do not build equity
through asset ownership like homeowners do. Communities with higher rental populations should
therefore consider the unique needs of renters versus owners.
Of San Gabriel’s total housing stock, 44.6 percent are owner-occupied and 55.4 percent are
renter-occupied. San Gabriel has a higher share of renters than the SCAG region overall.
Compared to the region, San Gabriel has a larger proportion of residents who are more likely to
experience housing problems and are not accruing wealth through homeownership.

Percent of Total Households

Figure A-17: Housing Tenure
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)
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In many communities, housing tenure varies substantially based on the age of the occupants. In
San Gabriel, the age group where renters outnumber owners the most is 25-34 (by 67.2 percent).
The age group in which owners most outnumber renters is 85+ (by 38.4 percent).

Households

Figure A-18: Housing Tenure by Age
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

Across the SCAG region, the most common move-in period was 2010-2014 (31.9 percent)
followed by 2000-2009 (26.1 percent). Similarly, in San Gabriel, the period during which most
people started living in their current residence was 2010-2014 (32.0 percent) followed by 20002009 (27.7 percent). As expected, the group with the most distant move-in period has the highest
proportion of owners, who are less likely to move from home to home.

Households (% of total)

Figure A-19: Housing Tenure by Year Moved to Current Residence
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A.4.3

Housing Units Permitted

From 2000 to 2018, San Gabriel permitted a total of 346 units, the majority of which were singlefamily units. Total permits issued decreased during the Great Recession but has increased since.
Compared to the larger SCAG region, San Gabriel has consistently permitted fewer units per
1,000 residents.

Housing Units Permitted
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Figure A-20: Housing Units Permitted

SCAG, Units per 1000 Pop.
Source: SCAG 2020 Pre-Certified Local Housing Data (Core Logic/Data Quick)

A.4.4

Housing Age and Condition

The age of housing stock is a key indicator of the community’s overall housing condition. As
homes get older, there is a greater need for maintenance, repair, and/or replacement of key
infrastructure systems. If not properly addressed, an aging housing stock can represent poorer
living standards, incur more expensive repair costs and, under certain conditions, lower overall
property values.
52.3 percent of all units in San Gabriel are older than 60 years old, compared to 32.1 percent of
units in the SCAG region. The greatest share of San Gabriel's housing units was built between
1940 to 1949, while in the SCAG region more units were built between 1970 to 1979 than any
other time. Therefore, San Gabriel’s housing stock is generally older than that of the overall SCAG
region.
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Figure A-21: Housing Units by Year Structure Built
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The ACS includes surveys with three factors of what may be considered substandard housing.
Of all the housing units in San Gabriel, 1.17 percent (141 units) lack telephone service, 0.30
percent (36 units) lack plumbing facilities, and 1.20 percent (145 units) lack complete kitchen
facilities.
Figure A-22: Substandard Housing
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)
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Section A.5
A.5.1

Housing Costs and Affordability

Ownership Costs

In 2018, San Gabriel’s median home sales price was $745,000, the highest home sale price
between 2000 and 2018. During this time period, the median home sales price in San Gabriel
increased 204 percent while median sales price in the SCAG region increased 151 percent.
Compared to the SCAG region, prices in San Gabriel have ranged from a low of 104.3 percent of
the region median in 2007 and a high of 163.7 percent in 2011.
Figure A-23: Median Homes Sales Prices for Existing Homes
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A.5.2

Rental Costs

San Gabriel rents are slightly higher than rents in Los Angeles County. As shown below, the
median rent paid in San Gabriel in 2019 was $1,486. Over the past 10 years, rents in San Gabriel
have increased 25.1 percent while rents in Los Angeles County have increased 30.7 percent.

Figure A-24: Median Rent
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Source: ACS 5-year estimates, 2010-2019

A.5.3

Overpayment

A standard measure of housing affordability can be determined by comparing the cost of market
rate housing to the price residents can afford to pay for housing based on their income levels.
State and federal standards specify that households spending more than 30 percent of gross
annual income on housing are considered to have a housing cost burden. Severe overpaying
occurs when households pay 50 percent or more of their gross income for housing. When a
household is overpaying for housing costs, the household has less disposable income for other
necessities, including health care, food, and clothing. In the event of unexpected circumstances,
such as loss of employment and health problems, lower-income households with a burdensome
housing cost are more likely to become homeless or be forced to double-up with other households.
Homeowners with a housing cost burden have the option of selling their homes and becoming
renters. Renters, on the other hand, are vulnerable and subject to constant changes in the housing
market.
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San Gabriel residents experience a higher rate of housing overpayment than the overall SCAG
region. Nearly six out of ten renters in San Gabriel are housing cost-burdened. Across San
Gabriel's 6,680 renter households, 3,833 (57.4 percent) spend 30 percent or more of gross
income on housing cost, compared to 55.3 percent in the SCAG region. Additionally, 2,133 renter
households in San Gabriel (31.9 percent) are severely cost-burdened and spend 50 percent or
more of gross income on housing cost, compared to 28.9 percent in the SCAG region.

Figure A-25: Spending on Rent
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Housing overpayment can affect households across all income levels. However, a lower-income
household spending the same percentage of income on housing as a higher-income household
will likely experience a more acute sense of cost burden. The below table indicates the number
of households in San Gabriel by their income category and their share of income spent on housing.
As expected, lower-income households are more likely to be housing cost-burdened than higherincome households.
Table A-12: Cost Burden by Income
Households by Share of Income Spent on Housing Cost:
Income

<30%

<30-50%

>50%

< 30% HAMFI

11%

17%

71%

30-50% HAMFI

24%

32%

44%

50-80% HAMFI

52%

38%

11%

80-100% HAMFI

81%

15%

4%

> 100% HAMFI

89%

10%

1%

Note: HAMFI refers to Housing Urban Development Area Median Family Income)

Source: SCAG 2020 Pre-Certified Local Housing Data (HUD CHAS, 2012-2016)
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The below chart provides an analysis of San Gabriel's renter households (for which income data
is available) by spending on rent by income bracket. Similar to the above trends by income level,
lower-income households spend a higher share of income on housing (e.g., over 50 percent)
while high-income households are more likely to spend under 20 percent of income on housing.

Number of Renter Households

Figure A-26: Spending on Rent by Income
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The below chart depicts overall cash rent paid by household incomes. As expected, lower-income
households spend less on rent while higher-income households spend more on rent. As noted
above, despite paying less on total housing costs, lower-income households are much more likely
to spend a significant portion of their total income on housing. Rent categories range from less
than $500 per month (1.8 percent of San Gabriel renters) to greater than $2,000 per month (15.1
percent of San Gabriel renters). The most common rent category in San Gabriel is $1,000 to
$1,500 per month with 45.2 percent of renters.
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Renter Households

Figure A-27: Household Income by Total Rent (Cash)
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)

While renter households receive much of the focus when it comes to housing cost analysis, owner
households make up 44.6 percent of San Gabriel households (compared to 52.5 percent in the
SCAG region). The most commonly occurring mortgage payment in San Gabriel is $2,000 to
$3,000 per month, which is the same in the SCAG region.

Pct. of mortgage-holders

Figure A-28: Monthly Owner Costs for Mortgage Holders
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Source: SCAG 2020 Pre-Certified Local Housing Data (American Community Survey 2014-2018 5-year estimates)
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Mortgage-holding households in San Gabriel can be broken down by income and the percentage
of income spent on mortgage costs. As expected, lower-income households spend a higher share
of income on housing costs, while high-income households spend a lower share of income on
housing. The income category representing the largest share of mortgage-holders is $75,000 or
more (2,310 households), and the most prevalent share of income spent on mortgage costs is
over 30 percent (1,631 households), which means that a large share of mortgage-holders is costburdened.

Mortgage-holding households

Figure A-29: Costs for Mortgage Holders by Income
100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

Less than
$20,000
162

$20,000 to
$34,999
157

$35,000 to
$49,999
247

$50,000 to
$74,999
456

20-29%

0

15

25

50

659

Under 20%

0

0

7

28

1042

Over 30%

$75,000 or more
609

Household Income; Percent of income spent on mortgage costs
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Table A-13: San Gabriel Ability to Pay for Housing for Extremely Low, Very Low, Low, and Moderate Income
Households and Fair Market Rents
Number of Persons in Household
1

2

3

4

$23,700

$27,050

$30,450

$33,800

$1,975

$2,254

$2,538

$2,817

$593

$676

$761

$845

Max. Purchase Price 5% down2

$109,250

$126,750

$144,500

$162,000

Max. Purchase Price 20% down3

$146,500

$170,250

$194,000

$217,750

Annual Income Limit

$39,450

$45,050

$50,700

$56,300

Monthly Income

$3,288

$3,754

$4,225

$4,692

$986

$1,126

$1,268

$1,408

$191,500

$220,750

$250,250

$279,500

$257,250

$296,500

$336,250

$375,500

$63,100

$72,100

$81,100

$90,100

$5,258

$6,008

$6,758

$7,508

$1,578

$1,803

$2,028

$2,253

$315,250

$362,250

$409,250

$456,250

$423,250

$486,500

$549,500

$612,750

$54,100

$61,850

$69,550

$77,300

$4,508

$5,154

$5,796

$6,442

$1,353

$1,546

$1,739

$1,933

$268,000

$308,500

$348,750

$389,500

$360,000

$414,500

$468,500

$523,250

Annual Income Limit

$64,900

$74,200

$83,500

$92,750

Monthly Income

$5,408

$6,183

$6,958

$7,729

Max. Monthly Gross Rent1

$1,623

$1,855

$2,088

$2,319

Max. Purchase Price 5% down2

$324,500

$373,000

$421,750

$470,000

Max. Purchase Price 20% down3

$436,000

$501,250

$566,750

$631,500

Extremely Low
Annual Income Limit
Monthly Income
Max. Monthly Gross

Rent1

Very Low

Max. Monthly Gross Rent1
Max. Purchase Price 5% down2
Max. Purchase Price 20%

down3

Low
Annual Income Limit
Monthly Income
Max. Monthly Gross

Rent1

Max. Purchase Price 5%

down2

Max. Purchase Price 20%

down3

Median
Annual Income Limit
Monthly Income
Max. Monthly Gross

Rent1

Max. Purchase Price 5%

down2

Max. Purchase Price 20% down3
Moderate

Notes:
1

30% of income devoted to maximum monthly rent or mortgage payment, including utilities, taxes, and insurance

2

Assumes 95% loan (i.e., 5% down payment) @ 2.875% annual interest rate and 30-year term

3

Assumes 80% loan (i.e., 20% down payment) @ 2.875% annual interest rate and 30-year term

Source: Zillow Mortgage Calculator
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A.5.4

At-Risk Housing Assessment

“At-risk” assisted housing units are multi-family rental housing units that receive government
assistance and are eligible to convert to market-rate units due to termination of a rent subsidy
contract, mortgage prepayment, or other expiring use restrictions within 10 years of the beginning
of the housing element planning period (2021 – 2031). San Gabriel has two units assisted by
public funds (in Las Casas Apartments), and neither unit is at risk of conversion to market rate
until 2046 3.

3

SCAG 2020 Pre-Certified Local Housing Data and Final RHNA Methodology Data Appendix

Housing Needs Assessment
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Section C.1

Introduction

This Appendix covers local governmental, non-governmental, and environmental
and infrastructure constraints to housing production in San Gabriel.

Section C.2
C.2.1

Governmental Constraints

Introduction

Local policies and regulations can affect the quantity and type of residential development. Since
governmental actions can constrain the development and the affordability of housing, State law
requires the housing element to "address and, where appropriate and legally possible, remove
governmental constraints to the maintenance, improvement, and development of housing"
(Government Code § 65583(c)(3)).
The City’s primary policies and regulations that affect residential development and housing
affordability include: the Zoning Code, the General Plan, development processing procedures and
fees, on and off-site improvement requirements, and the California Building and Housing Codes.
In addition to a review of these policies and regulations, an analysis of the governmental
constraints on housing production for persons with disabilities is included in this Section.
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C.2.2

Land Use Controls

This section provides an overview of the City’s land use controls and their relation to the City’s
housing supply.

General Plan Land Use Designations
The City adopted the Comprehensive General Plan in 2004. Chapter 1 of the General Plan is the
Land Use Element which directs the location and form of future development in the city.
The General Plan includes six land use designations that allow a range of residential development
types, at a variety of densities (see Table C-1).
Table C-1: City General Plan Residential Land Use Designations
General Plan Designation

Description

Low Density Residential

Primarily single-family homes on a single parcel,
occasionally including two homes (attached or detached)
on a larger parcel.

Medium Density Residential

Low-scale, multi-family dwellings, predominately on sites
less than an acre in area.

High Density Residential

Multiple-family dwellings, preferably on sites one acre or
larger in size, primarily of two-story construction, and of
three-story construction for higher density projects
granted a density bonus and/or which maximize ground
level outdoor recreational space.

Village Commercial

Various convenience services and products for the
surrounding residential neighborhood within roughly a ¼
to 1/3 mile radius. Small grocery stores, cafes, bakeries,
drug stores, barber, and beauty shops, dry cleaners,
dentist and doctor’s offices, legal and accounting offices,
etc. are examples of permitted uses.

General Commercial

All forms of retail, service, office, recreation/amusement
and other commercial businesses which provide goods
and services for the local population and those
businesses which are targeted towards visitors and
commuters. Individual uses may be located on individual
parcels, or preferably together within single, integrated
centers, along a major arterial roadway.

This designation applies to two areas, which each have a
distinct character and for which special land use and
development strategies are needed to capitalize on the
Commercial Specific Plan
special advantages inherent in each of these areas. The
(Mission District Specific Plan & Valley Boulevard Specific designation signals the City’s intent to develop Specific
Plan)
Plans for each of these areas, to define a land use
planning program which will accomplish the City’s special
objectives for these areas.
Source: San Gabriel General Plan
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Zoning Districts
The Zoning Code is Chapter 153 of the San Gabriel Municipal Code and has been updated
intermittently since 1995. This section analyzes the Zoning Code and the zones which allow
residential development as well as the Mission District Specific Plan and the Valley Boulevard
Neighborhoods Sustainability Plan. Table C-2 lists the zones that allow residential development,
including mixed-use, with a description of each.
Table C-2: Residential Zones
Zone

Description

Single-Family Residence

The Single-Family Residence Zone is intended to protect
the low-density character of single-family residential
neighborhoods

Limited Two-Family Residence

The Limited Two-Family Residence Zone is intended to
protect the low-density character of single-family
residential neighborhoods while allowing for an additional
single-family dwelling on lots in the zone.

Low Density Multiple-Family Residence

Multiple-Family Residence

Retail Commercial

General Commercial

The Low Density Multiple-Family Residence Zone is
intended to encourage smart growth by ensuring new
residential structures do not exceed the scale of their
surroundings and compensate for density through the
provision of adequate open space.
The Multiple-Family Residence Zone is intended to
encourage smart growth by ensuring new residential
structures do not exceed the scale of their surroundings
and compensate for density through the provision of
adequate open space.
The Retail Commercial Zone is intended to provide for the
continued use and development of low-scale, local
community-oriented retail sales and service uses. All
permanent uses within this district must be located within
an entirely enclosed structure. Typical uses include
neighborhood-oriented retail and personal service
businesses, small professional offices, and other
businesses that generate low volumes of vehicle traffic.
Mixed-use, (i.e., a mix of commercial/residential uses) is
allowed subject to applicable permit requirements.
The General Commercial Zone is intended to provide for
the continued use and expansion and new development
of a wide variety of commercial enterprises, professional
and medical offices, entertainment uses, and similar
businesses. The zone is located along major roadway
corridors to encourage uses that serve the local and
regional markets. Mixed-use, (i.e., a mix of
commercial/residential uses) is allowed subject to
applicable permit requirements.

Source: San Gabriel Zoning Code
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Specific Plans
Mission District Specific Plan: The Mission District Specific Plan was adopted in 2004 and is
intended to expand the range of land uses permitted in the Mission District while also increasing
allowed development intensities. The Plan promotes residential and commercial uses in the
Mission District through mixed-use development and live/work spaces. While planning for denser
the development, the Plan also outlines preservation strategies and design standards to reinforce
the historic character of the Mission District.
Valley Boulevard Sustainability Plan: The Valley Boulevard Sustainability Plan was adopted in
2006 and amended in 2013. The objectives of the Plan include to promote walkability through
encouraging mixed-use and compact development, linking development to transportation options,
and providing housing close to employment, schools, parks, and community services. Many of
the zoning designations within the Plan allow for residential or mixed-use development.

Development Standards
Development standards can constrain new residential development if the standards make it
economically unfeasible or physically impractical to develop a particular lot, or there are not
suitable parcels which meet the development criteria for building form, massing, height, and
density in a particular zone.
Through its Zoning Code, the City enforces minimum site development standards for new
residential uses. Tables C-3 through C-6 summarize the basic standards for the City’s zones,
including specific plans, that allow residential development.

Housing Constraints
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Table C-3: Development Standards in Zones that Allow Residential Development
Zone

Single-Family
Residence

Min. Lot Area

R-1

Limited TwoR-1A
Family Residence

Density

7,260 sq. ft. 1

N/A

0.35

16 (Min of 6 ft. on any one
side)
Street side: 12

25

One story:
18 ft.
Two story:
28 ft.

One story: 6 2
Two story: 10
Street side: 12

20

2 stories
(28 ft.)

35%

Single-story: 5
Two-story: 10; 15 for
buildings >28 ft. in height)
Street side: 12

10 (20 if
abutting R-1)

2 stories
(35 ft.)

55%

3 stories
(35 ft.)

60%

3 stories or
45 ft.,
whichever
is lower 5

Abutting R-1,
R-2: 55%
Abutting any
other zone:
60%

20

N/A

15 3

1.0 4

0

7,920 sq. ft.

Multiple-Family
Residence Zone

R-3

5,000 sq. ft.

1,742 sq. ft. of area
per dwelling unit (i.e.,
25 units/acre)

Retail
Commercial Zone

C-1
N/A

1,742 sq. ft. per
dwelling unit (i.e., 25
units/acre); if abutting
R-1, R-2: 3,960 sq. ft.
per dwelling unit (i.e.,
11 units/acre)

C-3

1.0 4

35%

20

N/A

R-2

Max. Lot
Coverage

Side

20

Rear

Max.
Height

Front

N/A

3,960 sq. ft. of lot area
per dwelling unit (i.e.,
11 units/acre)

0.35

Min. Setbacks (ft.)

5,500 sq. ft.

Low Density
Multiple-Family
Residence Zone

General
Commercial Zone

Max.
FAR

10; 15 for buildings >28 ft. in
10 (20 if
height
abutting R-1) 3
Street side: 10

Abutting C-1, C-3, M-1: 0
Abutting any other zone: 10

15

1

If a lot in the R-1 Zone has an area of 13,000 sq. ft. or more with adequate provisions for ingress and egress additional one-family dwellings and allowable accessory buildings can be
approved through a CUP approval provided, however, the minimum site area shall be 6,500 sq. ft. of lot area for each one-family dwelling.

2 Lots

greater than 10,000 sq. ft. and 70 ft. of lot frontage: Additional 1 ft. per 1,000 sq. ft. over 10,000 sq. ft.

3 Additional

3 ft per story for buildings over 1 story.

4 This

FAR applies to mixed-use projects only. Multi-family residential uses shall be a minimum of 25% of the total net lot area, but shall not exceed 50% of the total net lot area (Zoning
Code §153.164(C)(3)).
5 This

height limit applies to residential mixed-use only; commercial buildings are allowed 5 stories or 70 feet, whichever is lower.

Source: San Gabriel Zoning Code
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Table C-4: Additional Development Standards
Zone

Single-Family Residence

R-1

Low Density Multiple-Family
Residence Zone

R-2

Multiple-Family Residence
Zone

R-3

Retail Commercial Zone

C-1

General Commercial Zone

C-3

1 These
2

Min. Dwelling Unit Size (sq. ft.) 1

Min. Open Space

1-bed dwelling: 1,000
2-bed dwelling: 1,150
3-bed dwelling: 1,300
4-bed dwelling, 1,450 2

N/A

1-bed: 880
1-bed & den or 2-bed: 1,100
2-bed & den or 3-bed: 1,320
Bedroom (excl. closets): 125
1-bed: 880
2-bed: 1,100
3-bed: 1,320 4

500 sq. ft. for each bedroom 3
400 sq. ft. for each bedroom 3
100 sq. ft. per each residential
unit; plaza, community garden, or
other open space area required
for mixed-use developments > 3
acres

standards do not apply to ADUs.

For each dwelling with more than 4 bedrooms, an additional 150 sq. ft. of floor area per bedroom shall be provided.

3 The Mission District Specific Plan requires 400 sq. ft. of open space for each bedroom in Grapevine Residential (R-2) and
300 sq. ft. for each bedroom in Arroyo Residential (R-3).
4

Decreases shall be permitted for units designated for people 62 years or older or lower income households (Zoning Code
§153.163(C)(6).
* The Valley Boulevard Specific Plan includes a 600 sq. ft. minimum unit size for live/work units, and the Mission District
Specific Plan includes a 750 sq. ft. minimum unit size for live/work units.

Source: San Gabriel Zoning Code, Mission District Specific Plan, Valley Boulevard Sustainability Plan
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Table C-5: Development Standards in Mission District Specific Plan1
Zone
Villa Residential

MDR
-1

MDR
Grapevine Residential
-2

Arroyo Residential

MDR
-3

Mission District
Village

MDV

Garden Mission
District

MDG

The Marketplace

MDC
-1

The Mill

MDC
-3

1

Density

Max.
FAR

Front

Side

7,260 sq. ft.

6 units/acre

0.35

20

4
Street side: 8

10,000 sq. ft.

12 units/acre 2
20 units/acre if
lot size is at
least 32,670
sq. ft. and lot
width is at least
150 ft. 3

10,000 sq. ft.

24 units/acre
40 units/acre if
lot size is at
least 32,670
sq. ft and lot
width is at least
150 ft. 3

N/A

N/A

Rear

Max.
Height

Max. Lot
Coverage

15

15

35%

N/A

15 ft. or less building
15%
height: 5
of net
lot 16-28 ft. building height: 10
depth
Street side: 10

20% of net lot depth

28

55%

N/A

24 ft. or less building
height: 10
25-36 ft. building height: 15
37-48 ft. building height: 20
Street side: 12

15% of net lot depth

48

60%

10 (abutting non-residential
zone)
20 (abutting residential
zone)

40

N/A

40

N/A

1.0

15

0

0

10

N/A

N/A

1.0

10%
of net
lot
depth

0
Street side: 10% of net lot
width

10% of net lot depth

Standards for mixed-use identified in zones where residential is only allowed in a mixed-use development.

2 If
3

Min. Setbacks (ft.)

Min. Lot Area

lot width is less than 150 ft., R-2 Zone standards apply (see Table C-3).

The higher density for larger lot sizes is intended to encourage lot consolidation.

Source: Mission District Specific Plan
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Table C-6: Development Standards in Valley Boulevard Sustainability Plan1
Min. Lot
Area

Zone

Density

Max. FAR

Min. Setbacks (ft.)
Front

Side
03

03

Mixed-Use
Transit
Oriented
Development

22,000 sq.
MU-T
ft.

N/A

3.0

02

Mixed-Use
Corridor

MU-C

22,000 sq.
ft.

N/A

2.0

02

Mixed-Use
Corridor /
Residential

Multi-Family
Residential
Corridor

MUC/R

N/A

20-40
units/acre

N/A

R-C

N/A

20-40
units/acre

N/A

0

0

Residential
Neighborhood R-NC
Conservation
1

Rear
15 (adjoining
residential)
5 (adjoining
commercial or
office)

Max. Height

Max. Lot
Coverage

90%
(<300 ft.
5 stories (67 ft) if
50,000+ sq. ft. of retail, depth)
4 stories if <50,000 sq.
80%
ft. of retail; 3 stories if (>300 ft.
adjoining single family
site
depth)

Adjoining single family: 8 (4 stories),
10 (5+ stories)
8 (4 stories)
Adjoining multi-family: 6 (4 stories), 8
10
(5+ stories)
(5+ stories)
Adjoining commercial or office: 5

5 stories (67 ft); 3
stories if adjoining
single family

60%4

Adjoining single family: 8 (4 stories), 10 (5+ stories)
Adjoining multi-family: 6 (4 stories), 8 (5+ stories)
Adjoining commercial or office: 5

5 stories (67 ft); 3
stories if adjoining
single family

60%4

Refers to Zoning Code

45%

Standards for mixed-use identified in zones where residential is only allowed in a mixed-use development.

2 Except

for areas used for public outdoor dining/arcade, where the max. setback shall be 10 ft.

3 Except

for areas used by adjoining businesses for shared driveway access of a max. of 15 ft. width.

4

Bonus with multiple individual entrances to ground level units. Direct entrance to ground floor units shall mean that the unit has its primary entrance on the exterior of the building, as
opposed to being located on a common interior hallway:
•

Direct entrance to 40+% of ground floor units = 80% lot coverage.

•

Direct entrance to 30–40 % of ground floor units = 75% lot coverage.

•

Less than 30% = 60% lot coverage.

Source: Valley Boulevard Sustainability Plan
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The basic development standards allow a moderate amount of density and intensity, however,
the maximum height for commercial buildings in the C-1 and C-3 zones is two stories/25 feet taller
than for mixed-use buildings in the same zones. Allowing mixed-use buildings to have the same
maximum height of five stories/70 feet instead of three stories/45 feet could provide opportunities
to produce more residential units while adhering to the maximum building height allowed.
The minimum unit size standards could also constrain the number of units produced. Standards
for a minimum gross floor area per unit, beyond what the Building Code determines for habitable
space, are somewhat unique in comparison to other jurisdictions statewide. While these
standards may not have proven to be a constraint on housing development historically based on
market demand for larger units, they could potentially constrain housing development of smaller,
more affordable units in the future depending on demographic and market trends.
Additionally, the required open space standards are relatively high (e.g., 800 square feet of open
space for a two-bedroom unit in the R-3 Zone), which could constrain the amount of developable
land per project. Although, the Code allows reductions in required open space, it would require
Planning Commission approval (up to 50 percent reduction may be granted at the Planning
Commission’s discretion) or the City to set up an off-site dedication or an in-lieu fee program
(§153.115), limiting the likelihood of reductions to required open space.
Parking Requirements
Tables C-7 and C-8 display the parking rates for residential land uses in the Zoning Code, Mission
District Specific Plan, and the Valley Boulevard Sustainability Plan. The parking requirements for
the Mission District Specific Plan are identical to the parking requirements in the Zoning Code.
Table C-7: Residential Parking Rates - Zoning Code and Mission District Specific Plan
Residential Use
Single Family
Multi-Family
Senior Citizen
Housing

Required Number of Spaces
2 covered parking spaces
Minimum 2 car garage / unit + 1 guest space for every 3 units
0.75 spaces / unit (covered or uncovered)

Live/Work Space

2 spaces / dwelling + 1 space / 750 square feet of office space + 1 guest space for every 3
units

Residential Mixed
Use

1 covered space/bedroom + 1 guest space for every 3 units
Units designated for Senior Citizens (62 and older) must provide 0.75 spaces per unit, covered
or uncovered.

Source: San Gabriel Zoning Code, Mission District Specific Plan
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Table C-8: Residential Parking Rates - Valley Boulevard Sustainability Plan
Zone

Required Number of Spaces

Mixed-Use Transit (MU-T)
Mixed-Use Corridor (MU-C)
Mixed-Use Corridor/Residential (MU-C/R)
Multi-Family Residential Corridor (R-C)

1 space per unit for 0–1 bedroom
2 spaces per unit for 2+ bedroom (tandem parking
allowed for residential uses)
1 guest space per 5 units

Residential Neighborhood Conservation (R-NC)

See Table C-7, above.

Source: Valley Boulevard Sustainability Plan

The Zoning Code’s parking requirements are slightly higher than similar jurisdictions (e.g., guest
parking), and covered parking (i.e., garages) is required for multi-family parking spaces. The
spaces required and cost associated with providing two spaces in a garage for multi-family units
could reduce the number of units that could be built and/or result in higher priced units. Zoning
Code §153.220.H (Parking reduction) provides options to reduce parking requirements by
between five and 40 percent (e.g., being proximate to transit, incorporating transportation
demand and trip reduction measures, providing shared parking, providing motorcycle or bicycle
parking, etc.); however, these parking reductions must be approved by Planning Commission
through a conditional use permit process.
Design Standards and Guidelines
Design standards and guidelines are evaluated as they have the potential to increase
development costs and extend the permitting process. Zoning Code §153.046 (Architecture)
dictates various architecture standards for the R-1 Zone. The section includes some objective
standards relating to garage structures, exterior siding, and roofing material. Zoning Code
§153.066 (Architectural Design) identifies one architectural-related standard for the R-1A Zone.
The Section states, “If an integrated garage is proposed to be located in the front of a house, then
the garage portion shall be set back an additional 10 feet from the average front line of the house
portion. Lots greater than 10,000 square feet and 70 feet of lot frontage are excluded from this
requirement.” This is an objective standard and flexibility is provided for larger lots.
Outside of the Zoning Code, the City has two design guideline manuals related to housing
development: Single-Family Residential and Multi-Family Residential. Both documents contain
nearly the same set of design principles such as shelter, transition, balance, integrity, detail,
substance, etc. that are paired with example images. Each of the design principles is described
in very general terms with no specific dimensions for applicants to apply to projects. For example,
in the Multi-Family Residential Guidelines, the design principle of balance provides the following,
“Building massing and site design should maintain pleasing proportions, and should balance mass
with setback and screening, avoiding monumental symmetry.” Guidelines such as these are
subjective, only providing vague direction on building design. The lack of specificity could lead to
a protracted approval process and potentially a denial based on guideline interpretation in the
future when provisions of Senate Bill 330 (Housing Accountability Act) sunset on January 1, 2025
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(unless otherwise extended by the State). Senate Bill 330 precludes jurisdictions from applying
subjective development and design standards to housing development projects.
The Mission District Specific Plan requires architectural treatment to “prevent any negative
impacts resulting from building massing from affecting the neighboring single-family homes” and
identifies potential mitigation as roof pitch and orientation, window placement, balcony location,
and location of second story and theme elements but no standards are provided (Table 4.7 –
Standards, A.6). Chapter 7 of the Mission District Specific Plan provides architectural design
standards focused on replicating architecture of three distinct periods of San Gabriel’s history:
The Spanish Colonial Period, The Mission Revival Period, and the Spanish Colonial Revival
Period. Tables with over 20 standards for each period, covering architectural features such as
exterior parapet walls, roof configuration, tower domes, and lighting fixtures are included. Many
of these are objective standards that could be applied without City discretion; however, the City
may consider refinement to ensure all critical standards are described objectively to ensure
application to residential projects are consistent with the Housing Accountability Act.
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Provisions for a Variety of Housing
The City has adopted provisions in its Zoning Code that facilitate a range of residential development types. Table C-9 provides a list of
housing types and the zones in which they are permitted, require a conditional use permit, or are not permitted.
Table C-9: Housing Types Permitted by Zone
Zoning Code
Housing Type

R-1 R-1A R-2

Mission District Specific Plan

R-3

C-1

C-3 MDR-1 MDR-2 MDR-3 MDV

Valley Boulevard Specific Plan

MDG MDC-1 MDC-3 MU-T MU-C

MUC/R

R-C

Single Family

P

P

P

P

N/A

N/A

P

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Accessory Dwelling
Units

P

P

P

P

N/A

N/A

P

P

P

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Manufactured Housing

P

P

P

P

N/A

N/A

P

P

P

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

P1

P1

N/A

N/A

N/A

P

P

N/A

N/A

N/A

N/A

N/A

N/A

P

P

C

N/A

N/A

N/A

C

C

C

C

P3

P3

P3

N/A

Multi-Family

N/A

Residential Mixed Use

N/A

N/A

N/A

N/A

P2

Live/Work Space

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

P

N/A

P

P

P4

P4

P4

N/A

Senior Housing

N/A

N/A

N/A

N/A

N/A

N/A

C

C

C

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

developments5

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Residential care
facilities housing 6 or
fewer persons

N/A

N/A

P

P

N/A

N/A

N/A

P

P

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Licensed family care
homes, foster homes,
or group homes serving
6 or fewer individuals

P

P

P

P

N/A

N/A

P

P

P

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Licensed family care
homes, foster homes,
or group homes serving
7 or more individuals

C

C

C

C

N/A

N/A

C

C

C

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

C

C

N/A

N/A

N/A

N/A

N/A

C

N/A

N/A

N/A

N/A

N/A

SRO

Nursing care and
intermediate care
institutions,
handicapped or infirm

Housing Constraints
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Table C-9: Housing Types Permitted by Zone
Zoning Code
Housing Type

R-1 R-1A R-2

Mission District Specific Plan

R-3

C-1

C-3 MDR-1 MDR-2 MDR-3 MDV

Valley Boulevard Specific Plan

MDG MDC-1 MDC-3 MU-T MU-C

MUC/R

R-C

R-NC

institutions, child care
institutions
Transitional and
supportive housing

N/A

N/A

N/A

P

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Emergency shelters

N/A

N/A

N/A

N/A

N/A

P

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Farmworker

Housing6

P = Permitted
C = Conditionally Permitted
N/A = Not Permitting/Not Specified
1

Includes group dwellings.

2

Unless any individual use or single component of the project requires a conditional use permit.

3

Residential uses on second and higher levels.

4

At ground level of mixed-use projects and consistent with the development standards of the Specific Plan.

5

SROs are allowed by conditional use permit in the M-1 Zone. See section on SROs below.

6

See section on Farmworker housing below.

Source: San Gabriel Zoning Code, Mission District Specific Plan, Valley Boulevard Specific Plan
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Accessory Dwelling Units (ADUs): Zoning Code §153.047 (Accessory Dwelling Units (ADUs) and
Junior Accessory Dwelling Units (Junior ADUs)) provides supplemental standards for new ADUs,
converted ADUs, and Junior ADUs. These standards were updated in January 2020 to reflect
recent State law amendments. Although ADUs must conform to single-family residential design
guidelines, which include subjective guidelines (see Design Standards and Guidelines section),
the City is facilitating the development of ADUs through a streamlined site plan review process
that is consistent with State law. The City is also commissioning the preparation of an ADU
Guidebook to help applicants understand ADU/JADU requirements. To provide additional clarity,
the City should specify the allowance for ADUs and JADUs in the specific plans where residential,
including mixed-use, is allowed.
Manufactured Housing: The City allows manufactured housing in various residential zones (see
Table C-9). Therefore, the City is not treating manufactured housing in a manner that is
inconsistent with State law.
Single-Room Occupancy (SROs): A Single Room Occupancy (SRO) unit is considered a small,
affordable housing unit that can serve as an entry point into the housing market for people who
previously experienced homelessness. SROs are allowed in the M-1 (Light Manufacturing) Zone
with a conditional use permit. Zoning Code §153.162(P) provides supplemental standards for
SROs, including the following:
•

Not located adjacent to the R-1 Zone.

•

Not located closer than 300 feet to another SRO.

•

SRO units must be efficiency units that may include a complete private bath and
kitchen but do not have a separate bedroom. The maximum size for an SRO unit is
500 square feet.

•

A minimum lot size of 18,000 square feet and a minimum street frontage of 90 feet are
required.

•

Not exceed a density of 1,742 square feet of net lot areas for each unit (i.e., 25 units
per acre).

•

SRO buildings must not occupy more than 60% of the total net lot area.

•

Not exceed a maximum height of three stories or 45 feet.

•

Have a minimum common open space area of 100 square feet per unit.

•

A front yard of not less than 15 feet.

•

A side yard of not less than 10 feet.

•

A rear yard of not less than 20 feet.

•

Average income of residents must not exceed 40 percent of area median income.

Housing Constraints
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•

Off-street parking of 0.5 spaces per unit plus one space for on-site management is
required.

Certain standards for SROs deviate from typical standards in the M-1 Zone. For example, the M1 Zone does not have a minimum lot size while SROs are required to have a minimum lot size of
18,000 square feet. Although, SROs may be one story or 10 feet taller than a typical building in
the M-1 Zone, SROs must comply with a minimum lot size requirement, slightly larger setbacks,
and a building coverage requirement, which would not apply to other developments in the M-1
Zone. The density standard, which is consistent with maximum density in the R-3 Zone, allows
10 units to be built on an 18,000 square foot lot. While most jurisdictions have supplemental
development standards for SROs, the minimum lot size and not being allowed adjacent to the R1 Zone could constrain the development of SROs in San Gabriel. The City should provide a map
identifying qualifying parcels for SROs to evaluate sufficiency of these standards and to facilitate
the development of SROs.
Emergency Shelters/Low Barrier Navigation Centers: Emergency shelters are allowed in the C-3
Zone (see Table C-9). Zoning Code §153.162(O) provides supplemental standards for emergency
shelters, which include the following:
•

Not be located adjacent to the R-1 Zone.

•

Located within one-quarter mile of a bus stop.

•

Located within a two-mile radius of a hospital.

•

The number of beds shall not exceed one per 130 square feet of gross floor area.

•

Off-street parking shall be based on demonstrated need, but the City may not require
more than one parking space per 200 square feet of gross floor area.

•

The size and location of exterior and interior on-site waiting and client intake areas
shall be subject to the review and approval of the Community Development
Department.

•

The shelter shall have full-time on-site management.

•

The shelter shall be located no closer than 300 feet to another emergency shelter.

•

The maximum length of stay of any person shall be six months.

•

An exterior lighting plan shall be submitted for the review and approval of the Police
Department.

•

Security guards, as recommended by the Police Department, shall be provided during
the hours that the emergency shelter is open.
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While most jurisdictions have supplemental development standards for emergency shelters, the
proximity requirement of within one-quarter mile of a bus stop and the prohibition on sites adjacent
to the R-1 Zone could constrain the development of emergency shelters in San Gabriel. The City
should provide a map identifying qualifying parcels eligible for the placement of emergency
shelters to evaluate sufficiency of these standards and to facilitate the development of emergency
shelters.
Transitional Housing and Supportive Housing: Supportive and transitional housing should be
allowed in all zones that allow residential uses and subject to the same development standards
that apply to other residential uses of a similar type within these zones. The Zoning Code permits
both transitional housing and supportive housing types in the R-3 Zone; however, group homes,
licensed family care, and other similar uses are allowed in various other zones (see Table C-9
and Housing for Persons with Disabilities). These uses could be consolidated and clarified
through amendments to the Zoning Code and specific plans.
Farmworker Housing: The Zoning Code does not explicitly allow farmworker housing in any zone.
The Zoning Code has not been amended to comply with Health and Safety Code §17021.5 and
17021.6. Section 17021.5 generally requires employee housing for six or fewer persons to be
treated as a single-family structure and residential use. Section 17021.6 generally requires that
employee housing consisting of no more than 36 beds in group quarters designed for use by a
single family or household to be treated as an agricultural use. No conditional use permits, zoning
variances, or other zoning clearance are to be required. As shown in Table A-10, there are 15
full-time year-round farming, fishing, and forestry occupations in San Gabriel, which presents a
low demand for this residential housing type. While the lack of acknowledgement of this housing
type in the Zoning Code could present a constraint on its potential development, the low demand
does not present an immediate constraint.

Housing for Persons with Disabilities
The Lanterman Developmental Disabilities Services Act (Sections 5115 and 5116) of the
California Welfare and Institutions Code declares that mentally and physically disabled persons
are entitled to live in normal residential surroundings. This classification includes facilities that are
licensed by the State of California to provide permanent living accommodations and 24 hour
primarily non-medical care and supervision for persons in need of personal services, supervision,
protection, or assistance for sustaining the activities of daily living. It includes hospices, nursing
homes, convalescent facilities, and group homes for minors, persons with disabilities, and people
in recovery from alcohol or drug addictions. The use of property as a licensed residential care
facility for the care of six or fewer persons must be considered a residential use that is permitted
in all residential zones. No local agency can impose stricter zoning or building and safety
standards on these homes than otherwise required for homes in the same district.
As shown in Table C-9, different categories of facilities (i.e., six or fewer persons and seven or
more persons) are permitted in various zones throughout the city. As discussed under Transitional
Housing and Supportive Housing, these uses could be consolidated and clarified through
Housing Constraints
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amendments to the Zoning Code and specific plans. Additionally, §153.240.D (Licensed family
care homes) under Conditional Use Permits stipulates that a conditional use permit is required
for a licensed family care home, foster home, or group home serving six or fewer people; this is
inconsistent with Table C-9 and should be removed from the Zoning Code.
Persons with disabilities normally have certain housing needs that include accessibility of dwelling
units, access to transportation, employment, and commercial services; and alternative living
arrangements that include on-site or nearby supportive services. San Gabriel ensures that new
housing developments comply with California building standards (Title 24 of the California Code
of Regulations) and federal requirements for accessibility.

Reasonable Accommodation
Zoning Code §153.484 – 153.490 establish a formal procedure for individuals with disabilities
seeking equal access to housing to request a reasonable accommodation as provided by fair
housing law and establish criteria to be used when considering such requests. The Code allows
a reasonable accommodations request to be made by any person with a disability, their
representative, or any entity, when the application of a zoning law or other land use regulation,
policy, or practice acts as a barrier to fair housing opportunities.

Incentives for Affordable Housing
Zoning Code §153.450 – 153.462 cover the City’s density bonus provisions and incentives for
very low income, low income, moderate income, and senior housing, which were adopted in 2006.
There have been substantial changes to State density bonus laws since 2006 (e.g., allowance for
up to 50 percent density bonus (AB 2345)); therefore, these sections should be updated to come
into conformance with current State law. The City has an executed contract for a consultant to
update the City’s density bonus provisions, and this work is expected to begin in 2021.

C.2.3

Building and Housing Codes and Enforcement

The City adopted the 2019 California Building Code (CBC) with minor amendments relating to
invalidating permits if site work has not commenced within 180 days, plan review fees being paid
at the time of submission, construction fencing standards, and swimming pool enclosures and
safety devices.
The City’s Neighborhood Improvement Services Division is responsible for code enforcement.
The Department ensures that properties within the city comply with all municipal, zoning, and
building codes as well as assist with health and safety issues.

18 | City of San Gabriel

Housing Constraints

C.2.4

Permits and Procedures

Permits and Procedures
The time required to process a project varies greatly from one entitlement to another and is directly
related to the size and complexity of the proposal, as well as the number of actions or approvals
needed to complete the process. Table C-10 identifies approvals and/or permits that could be
required for planning entitlements along with their corresponding approval body. It should be
noted that each project would not have to obtain each permit/approval (e.g., small scale projects
consistent with General Plan and zoning standards do not require General Plan Amendments,
Zone Changes, or Variances).
Table C-10: Permit/Procedure and Approval Authority
Permit/Approval Type
Site Plan Review

Approval Authority
Community Development Director (Design Review Commission if needed)

Precise Plan of Design

City Staff/ (Design Review Commission if needed)

Minor Modification

Community Development Director

Conditional Use Permit

Planning Commission

Variance

Planning Commission

Zone Change

City Council

General Plan Amendment

City Council

Source: San Gabriel Zoning Code

Table C-11: Estimated Approval Timelines
Permit/Approval Type
Design Review – Staff
(Single-Family and Multi-Family <5 units)

Estimated Approval Timelines
30 days

Design Review – Design Review Commission
1 month after deemed complete; 6 months from date of submittal
(Multi-Family 5+ units)
Conditional Use Permit

1 month after deemed complete; 6 months from date of submittal

Residential Plan Check

30 days

Source: City of San Gabriel

Design Review: Zoning Code §153.350 – 153.358 establish the purpose, applicability, criteria,
and process for design review. Similar to design review procedures in other nearby jurisdictions,
the intent is to ensure the implementation of urban design policies and principles consistent with
the General Plan, promote the highest quality of architectural design for the public benefit and
improvement of the community environment, and ensure consistent application of the City’s
design guidelines. The Code dictates thresholds of design review, either by the Community
Development Director or the Design Review Commission, as summarized below.
Housing Constraints
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Community Development Director:
•

Additions to rear of property or façade changes/additions that create visual impacts
from the public right-of-way in R-1 Zone.

•

Accessory dwelling units.

•

Single family projects, not in the R-1 Zone.

•

Multi-family projects of four or fewer units.

Design Review Commission:
•

New second stories in the R-1 Zone.

•

New single-family homes in the R-1 Zone.

•

Multi-family projects of five or more units.

A public hearing is required for design review (Zoning Code §153.358). See the Design Standards
and Guidelines section for a discussion of criteria considered during design review and potential
constraints to housing development associated with subjective design guidelines.
Conditional Use Permit: Zoning Code §153.240 – 153.248 establish the applicability and process
for conditional use permits (CUPs). The Planning Commission must review all CUPs at a public
hearing. An approved CUP may also have conditions imposed at the discretion of the Planning
Commission and must meet typical findings, such as consistency with the General Plan, adequate
street access, and not detrimental to the public health, safety, and welfare. As discussed under
Housing for Persons with Disabilities, Code §153.240.D should be deleted as it is inconsistent
with allowed uses.
Minor Modifications: Zoning Code §153.440 – 153.447 establish the process to apply for a
modification to certain development standards. The Community Development Director has the
authority to approve minor modifications, which allow deviations to the following standards:
•

Rear yard, side yard, lot coverage, floor area ratio, driveway, or parking stall size up
to 20 percent (limited to 10 percent in the R-1 Zone).

•

Fence, wall, hedge, sign, swimming pool, and storage regulations up to 20 percent.

•

Reduction of other than ADA-required accessible parking by two spaces, but not above
10 percent of the total parking requirement. Not to be used to reduce the number of
spaces required when new buildings or new parking areas are being constructed.

The City requires the applicant to submit written consent to the modification from all property
owners abutting the property and within 65 feet of the property, or a statement indicating which
property owners refused to provide such consent. This is not a typical requirement for minor
modifications; alternatively, the City could reduce the applicant’s burden by conducting the
noticing and holding a hearing if requested by any noticed property owner. Additionally, the City
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may consider allowing minor modifications to apply to any measurable standard to provide further
flexibility to facilitate housing.

Permit and Development Fees
Table C-12 details the City’s Planning Fees. [Note – The City is adopting a new fee schedule;
once adopted, new fees will be included in this table]
Table C-12: Planning Fees
Service/Permit Type

Fee Amount

Appeals (Staff Decision)

$565

Conditional Use Permit

$1,750

Density Bonus Application

$615

CEQA Exemption

$35

CEQA Negative Declaration

$265

CEQA Staff Review of EIR

15% of cost

General Plan Amendment

$2,940

Lot Line Adjustment

$500

Minor Modifications

$335 (plus $85 for each additional modification)

Pre-Application Review

$655

Precise Plan of Design (Staff Review)

$1,390

Precise Plan of Design (DR Commission Review)

$2,830 + $5,000 initial deposit

Site Plan Review (Small <800 s.f)

$170

Site Plan Review (Large >800 s.f.)

$335

Variance

$1,955 for 2 variances + $925 each additional variance
(not to exceed $5,875 total fee)

Zoning Change

$2,945

Zone Text Amendment

$2,945

Source: City of San Gabriel, 2019-20 Citywide Fee Schedule
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Table C-13: Impact Fees
Impact Type

Fee Amount

Police Facility

$917.47/unit

Fire Facility

$276.43/unit

Open Space

$3,446.77/unit

Traffic

$279.70/trip

Sewer
Residential (R-1)

$4,831.26/unit

Residential (R-2)

$2,417.21/unit

Residential (R-3)

$1,610.75/unit

Residential

(2nd

Unit/Accessory Dwelling Unit)

$1,210.23/unit

Residential (Senior Unit)

$806.46/unit

Source: City of San Gabriel, 2019-20 Citywide Fee Schedule

Table C-14: Impact Fees for Single-Family and Multi-Family Housing
Single-Family (R-1)

Multi-Family (R-2, two
units)

Multi-Family (R-3,
three units)

Senior Housing (R-3,
3 units)

Total Impact
Fees1

$9,472

$14,116

$18,754

$16,341

Per Unit Impact
Fees

$9,472

$7,058

$6,251

$5,447

1

Excludes Traffic Impact Fee, which is assessed by trip.

Source: City of San Gabriel, 2019-20 Citywide Fee Schedule

Table C-14 shows that multi-family units have lower fees on a per unit basis compared to singlefamily units with senior housing impact fees being the lowest. Therefore, impact fees do not
present a constraint to the development of housing.
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C.2.5

On and Off-site Improvements

Sections 152.25 – 152.28, within Chapter 152: Subdivision Regulations, cover various required
improvements for subdivisions. The required improvements include:
•

Size of lots must conform to the Zoning Code requirements. Every lot hereafter
created, established, or altered in the R-1, R-1A, R-2, and R-3 zones shall have a
width of not less than 50 feet at the front setback line.

•

The width, grade, and location of streets and alleys must conform with other
established or dedicated streets and alleys and with any applicable City or County
Street Master Plan.

•

Public utilities, fire hydrants, sewers, drainageways, and easements shall be properly
located and provided.

•

Street trees shall be located and of a type approved by the Community Development
Director.

All sidewalks, curbs, gutters, pavement, streetlights, drainage structures, sanitary sewers, public
utilities, and laterals to the property line are required to be constructed at the expense of the
subdivider. The required improvements are typical for new, residential development. Additionally,
the City offers a waiver from the undergrounding of utilities if a proven hardship prevents the
undergrounding.
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Section C.3

Non-Governmental Constraints

Market factors over which a local government has only limited ability to control can influence the
jurisdiction’s capacity to develop more housing. These market-related constraints include land
cost, construction cost, and the availability of financing. An assessment of these nongovernmental constraints can inform the development of potential actions that can ameliorate its
impact.

C.3.1

Housing Supply/Conditions

Market Overview: For-Sale
As shown in the Needs Assessment (Appendix A, Figure A-23), the financial crisis of 2007/2008
and the ensuing Great Recession caused home values in San Gabriel to drop 19 percent from
2007 to 2009. San Gabriel home values have since rebounded past their pre-Recession levels.
As of 2018, the median sales value for a single-family home in San Gabriel was $745,000,
compared to $500,000 in 2008 (49 percent increase). Though similar in level to the SCAG region
through 2007, San Gabriel’s home sale price remained more resilient throughout the Recession
period. Home sales price in the SCAG region, however, dropped 46 percent between 2007 and
2009 but has since trended similarly to San Gabriel.
Since the beginning of the recovery from the Great Recession in 2013, interest rates have been
maintained at low levels of 3.5 to 4.5 percent. Due to the COVID-19 pandemic, however, national
30-year mortgage rates have dropped to historically low levels, declining to 2.7 percent in late
2020. When interest rates are low, capital investment and housing production generally increase,
and more people are likely to take out a mortgage than when interest rates are higher. In addition,
consumers are able to borrow more money for the same monthly payment. Extremely low interest
rates are one of the factors that has led to overall increased home values in San Gabriel above
what has been seen in the past several years. Coupled with the general desire during the
pandemic to move from denser to more spacious neighborhoods, the housing market will likely
continue to be competitive in the near future.

Market Overview: Rental
As shown in the Needs Assessment (Appendix A, Figure A-24), San Gabriel rents are similar to
rents in Los Angeles County. The median rent paid in San Gabriel in 2019 was $1,486. Over the
past 10 years, rents in San Gabriel have increased 25 percent while rents in Los Angeles County
have increased 31 percent.
Per the Needs Assessment (Appendix A, Figure 27), the most common rent category across all
San Gabriel renters is $1,000 to $1,500 per month, which represents 45.2 percent of renters. Rent
categories range from less than $500 per month (1.8 percent of San Gabriel renters) to more than
$2,000 per month (15.1 percent of San Gabriel renters). While lower-income households spend
a larger proportion of their income on rent, they generally spend less on rent overall.
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C.3.2

Development Costs

Land Costs
Due to the lack of vacant property in the city, a residual land value analysis was used to estimate
the price of land in San Gabriel. The analysis used comparables recently sold within the past year
(2020 and 2021). Individual lots ranged from $13 to $35 per square foot, or about $585,000 to
$1,511,000 per acre. Lot sizes ranged from approximately 6,500 to 16,700 square feet.
Residential multi-family land in the city is estimated to cost an average of $24 per square foot or
about $1,033,000 per acre.
Though there was some raw land sale activity in San Gabriel, the city is generally built out. The
lack of available land is San Gabriel is considered a constraint to development, as housing
production will most likely occur on more expensive opportunity sites for redevelopment. A
developer will need to pay for the existing on-site improvement before demolishing it, resulting in
a cost premium over vacant land. In addition, sites with existing uses will most likely incur more
costs due to the removal of the on-site structures.

Construction Costs
According to a March 2020 report published by the Terner Center for Housing Innovation at UC
Berkeley, construction costs for multifamily housing in California have climbed 25 percent
between 2009 and 2018. This increase is in part due to the higher cost of building materials, such
as wood, concrete, and steel, as well as prevailing wage requirements. According to RSMeans,
construction costs (including materials and labor but excluding soft costs such as fees) for a small
apartment complex in the San Gabriel area ranged between $146 to $172 per square foot in 2020.
Construction costs can vary depending on the type of development, ranging from more expensive
steel-frame Type I construction to more affordable wood-frame Type V. Due to the smaller scale,
single family homes tend to be more expensive to construct on a per square foot basis than multifamily. This cost can fluctuate depending on the type and quality of amenities to the property,
such as expensive interior finishes, fireplace, swimming pool, etc.
Soft costs are the costs that are not directly incurred by the physical construction of the
development. These costs include services for architectural, consultant, and legal services, as
well as permitting requirements and impact fees. They generally range from 15 to 30 percent of
total development costs but can fluctuate depending on local fees and exactions. Please refer to
the Permit and Development Fees section, above, for a discussion of the City’s required permit
and development fees.
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C.3.3

Availability of Financing

The availability of financing can impact rates of homeownership. The ability to secure financing
can be influenced by several factors, including creditworthiness, debt-to-income ratio, and the
restrictiveness of mortgage lending standards. Reviewing data collected through the Home
Mortgage Disclosure Act (HMDA) can reveal the role the lending market has had on local home
sales. Home purchase loans in 2019 are summarized in the table below.
Almost all traditional home loan applications (between government-backed and conventional) in
2019 were for conventional loans, for a total of 201 home loan applications across both types.
This disparity could be driven from high home values in San Gabriel as government-backed loan
programs typically have a maximum loan amount. The approval rate for conventional loans was
79 percent.
In competitive housing environments when purchasing a new home may be out of reach for some,
home renovations can be a desirable and more affordable way to add value to property. There
were 72 home improvement applications in 2019. The approval rate for these types of applications
was only 43 percent.
Table C-15: Total Home Loan Applications
Type

Total Applications

Government-backed

4

Conventional

197

Refinancing

529

Home Improvement

72

5+ Units

23

Non-occupant

116

Source: HMDA, 2019

Figure C-1: Home Loan Application Disposition
79%

75%

83%

68%
43%

25%
0%
Government-backed

7%

14%

Conventional

% Approved

12%

20%

Refinancings

% Denied

68%

51%
6%

Home Improvement

4%

13%

5+ Units

13%

19%

Non-occupant

% Withdrawn or Incomplete

Source: HMDA, 2019
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C.3.4

Summary

Economic conditions in San Gabriel suggest a fairly competitive housing market. Residential
developments can garner higher home sale prices than across SCAG region, though rental prices
are similar to that of the County. As such, San Gabriel has market conditions that favor the
development of for-sale housing. Rental housing projects would need to meet return metrics in
order to be considered viable. Due to high housing demand, however, San Gabriel is generally
built out, so future housing development will be redevelopment projects that require demolishing
existing structures, improvements, and uses. The lack of available vacant land may constrain
housing production due to the increase costs associated with redevelopment.

Section C.4

C.4.1

Environmental and Infrastructure
Constraints

Environmental Constraints

San Gabriel is a fully urbanized community on a gently sloping valley floor without significant open
space resources. Two existing watercourses, the Alhambra Wash and the Rubio Wash, cross the
city. Each has been placed in a box culvert as the result of flood control improvements of the
1930s and 1940s.

Historical and Archeological Resources
San Gabriel is the site of one of the original 21 missions in Father Junipero Serra's chain of
California missions. Before the Spanish settled in the area, it was the site of a Native American
settlement. As a result, excavation in the City may uncover artifacts from these previous
settlements, particularly near the Mission and along the Alhambra Wash. If such a find were to
occur, it could cause significant delays in construction.

C.4.2

Infrastructure Constraints

Streets and Circulation
San Gabriel's street system was originally designed for low-density development. However, traffic
conflicts in the Mission District exist where streets are narrow and radiate out from the Mission
rather than following the grid pattern prevalent further north and south of the City. There was also
a significant traffic conflict with a freight train rail line that crossed the middle of the city from east
to west at grade. These traffic conflicts have been eliminated by the Alameda Corridor-East
transportation and infrastructure project which was completed in 2018 and relocated the rail line
in a depressed trench.
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With the adoption of San Gabriel’s revised General Plan in 2004, the City established its
commitment to require better quality design, more walkable and attractive streets, and more
pedestrian friendly neighborhoods. Since the General Plan was adopted, the Mission District
Specific Plan and the Valley Vision Neighborhood Sustainability Plan have been created to
implement that vision. Each of the plans require developers to provide certain streetscape
amenities (e.g., landscaping, hardscape, lighting, street furniture, etc.) to create a distinctive
sense of place and a more walkable environment. The Valley Boulevard Specific Plan also
provides for the incorporation of traffic calming strategies into the design of pedestrian and
streetscape improvements. The adopted standards ensure that developers can quickly identify
and meet the City’s expectations without exhausting time with submittal of multiple design
proposals. Lastly, the City charges traffic impact fees based on trips generated by the project (see
Permit and Development Fees section, above).

Sewer
The City prepared a comprehensive study of the public sewer system in 2009. The City’s sewer
collection system is made up of a network gravity system that consists of approximately 72 miles
of pipes and 1,350 manholes. According to the 2009 Sewer Master Plan, the City has capacity
deficiencies in the existing sewer system that would occur based on growth assumptions in the
City’s General Plan. A new Sewer Master Plan will be completed in 2021.
The City currently collects a Sewer Connection Fee for new connections to the system, a Sewer
Impact Fee, and an annual Sewer User Fee. The Impact Fee is collected for new developments
based on the proposed developments share of upgrading the deficient downstream system that
it discharges to. See the Permit and Development Fees section, above, for itemized impact fees.

Noise
The major noise sources in the City are the San Bernardino (I-10) Freeway, the railroad, and the
major arterial streets (i.e., San Gabriel Boulevard, Del Mar Avenue, Las Tunas Drive, and Valley
Boulevard). Commercial and industrial uses line the arterial streets and most of the railroad tracks.
However, some residential neighborhoods abutting the railroad right-of-way have no sound
attenuation barriers. The Alameda Corridor-East project has resulted in noticeable reduction in
noise levels as the project involved grade separations (i.e., lowering of the railroad tracks). The
freeway also impacts residential areas immediately adjacent to it, although this impact has been
mitigated to some extent by the sound walls erected by State Department of Transportation
(CalTrans). If new homes in multi-family zones (R-2 and R-3) are proposed within 1,000 feet of
the I-10 freeway, within 500 feet of any rail line, and within 200 feet of any arterial street, the
applicant is required to submit an acoustical analysis to the City. The acoustical analysis must
identify any methods necessary to ensure noise within interior living spaces is no more than 45
decibels (Zoning Code §153.090, 153.110, and 153.117(H)(1)). Furthermore, the Mission District
Specific Plan includes noise mitigation measures to reduce noise impacts (e.g., paying fair share
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project costs for noise attenuation measures to existing sensitive receptors); however, long-term
noise impacts are still identified as significant and unavoidable with mitigation.
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Section D.1

Existing Housing Programs Review

This Appendix documents the implementation status of the current Housing
Element programs. The main purpose is to evaluate which programs were
successful and should be continued, and which programs were ineffective and
should be eliminated or modified.
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Table D-1: Existing Housing Element Programs Review
Program Name &
Number

Program
Description

Objectives

Responsible
Party

Evaluation

Modify / Delete
/ Continue

Program Category 1: Provision of a Broad Range of Housing Types
A senior housing unit is an accessory dwelling
unit not exceeding 640 square feet that is
attached or detached from the primary
residence on a parcel zoned for residential
use. The unit may contain a kitchen or kitchen
facilities and is intended for the sole
occupancy of one or two adults. The primary
occupant must be 62 years of age or older.
Senior housing units are permitted on all
residentially zoned properties, subject to the
approval of a CUP. Nine senior housing units
have been approved since 1996.
Second units are defined as detached or
attached dwelling units which provide
complete independent living facilities for one or
more persons. Second units are permitted on
1. Senior Housing any residentially zoned property that has a
minimum lot size of 7,260 square feet.
Units and
Approximately 32 second units have been
Second Units
approved since these code revisions were
adopted, or approximately three per year.
Given the scarcity of developable land
remaining in San Gabriel, integrating senior
housing units and second units in existing
residential neighborhoods is a means for the
City to accommodate additional affordable
rental housing. The development of senior and
second units is effective in dispersing
affordable housing throughout the City. Senior
housing and second units are particularly
effective in addressing the needs of extremelylow-income households since these units may
be occupied by extended family members with
no rent charged or may be rented at a rate
affordable to extremely-low-income
households due to their small size. To

Existing Programs Review

The City will continue to
implement the program. To
publicize and promote the
program, the City will inform
residents via the City’s
website, newsletter, and cable
television channel. Based on
past trends and expanded
promotion efforts, the City
anticipates developing about
24 senior or second units over
the eight-year planning period.

San Gabriel
Community
Development
Department

Modify: City to
continue
publicizing and
promoting
ADUs and
JADUs,
including
through the use
The City updated its
of a new
second units regulations
and replaced them with an Guidebook.
ADU ordinance in
compliance with State law
in January 2020. Senior
housing unit requirements
were also removed and
are now encompassed by
ADU consistent with State
law. Since 2018, the City
has received about 58
ADU applications per
year.
Information is made
available through zoning
handouts for single family
zoned properties. The City
continues to approve
senior units and second
units. Information is also
available through the
City's website.
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Program Name &
Number

Program
Description

Objectives

Responsible
Party

Evaluation

Modify / Delete
/ Continue

encourage and facilitate the provision of
additional second units and senior units the
City will publicize and promote this program
via the City’s website, newsletter, and cable
television channel.
An emergency shelter is a facility that provides
shelter to homeless families and/or individuals
on a limited, short-term basis, typically six
months or less.
Transitional housing is temporary (typically six
months to two years) housing for a homeless
individual or family who is transitioning to
2. Zoning for
permanent housing. Transitional housing often
Emergency
includes a supportive services component,
Shelters/
such as job skills training, or rehabilitation
Transitional
counseling, to allow individuals to gain
and Supportive
necessary life skills in support of independent
Housing
living. Supportive housing may be permanent
and includes services to assist residents with
their daily necessities. The City will continue to
facilitate the establishment of these uses,
which are permitted by-right in the R-3 zone
subject to the same development standards as
for other residential uses of the same type in
the R-3 zone.

3. Density Bonus
Ordinance

4 | City of San Gabriel

The price of raw land and any necessary
improvement is a key component of the total
cost of housing. The diminishing supply of land
available for residential construction combined
with a fairly steady demand for such
development has served to keep the cost of
land fairly high, particularly in desirable areas
like San Gabriel. Another factor related to
construction costs is the number of units built
at one time. As the number increases, overall
cost per unit generally decreases as builders
are able to take advantage of the economies
of scale. Higher density allows land costs to be
spread across more housing units, thereby

Continue to facilitate
establishment of emergency
shelters and transitional and
supportive housing throughout
the planning period.

The City will continue to offer
density bonuses to affordable
housing projects pursuant to
the Density Bonus Ordinance.
The City will further promote
the program via the City’s
website, newsletter, and cable
television channel.

San Gabriel
Community
Development
Department

San Gabriel
Community
Development
Department

Modify:
Provide specific
activities the
City can
Zoning code amendments conduct to help
facilitate the
adopted in 2011 to allow
development of
emergency shelters and
emergency
transitional and supportive
shelters and
housing.
transitional /
supportive
No applications for
housing.
transitional supportive
housing were received in
2019.

Modify: City to
update its
In 2020, the California
density bonus
Legislature updated
ordinance to
Density Bonus Law to
comply with
allow, among other things, recent State
a 50% density bonus for
updates.
affordable projects.
The City’s last update to
density bonus provisions
was in 2006.

Existing Programs Review

Program Name &
Number

Program
Description

Objectives

Responsible
Party

Evaluation

Modify / Delete
/ Continue

reducing per-unit costs. This type of cost
reduction is of particular benefit when density
bonuses are used for the provision of
affordable housing. In 2006 the City amended
the Code in conformance with current state
density bonus law (SB 1818), and two density
bonus projects were approved in the previous
planning period. In addition to the higher
densities this ordinance allows incentives such
as reduced parking or other modifications to
development standards help to facilitate the
production of affordable housing.
The City adopted several code revisions in
2006 to streamline the development review
process for housing projects in the City which
have continued to promote housing. These
include allowing second unit housing by right
without discretionary approvals given minimum
development standards in single-family
residential neighborhoods; elimination of the
pre-application review process for multi-family
housing projects which has reduced
processing time for applicants by an average
of 30 days; adoption of the Mission District
Specific Plan that allows for more varied uses,
4. Review and
Modification of including residential uses, which were
previously not permitted; adoption of an
Development
ordinance to grant density bonuses for
Standards
affordable housing units and/or senior housing;
and adoption of the Valley Boulevard Specific
Plan that includes increased residential
densities and revised code language that
provide incentives for mixed-use development.

Review and update outdated
sections of the Zoning Code
on an annual basis. This will
provide an opportunity to
analyze the impact of
proposed changes to
development standards on
housing affordability and
production.

San Gabriel
Community
Development
Department

Modify:
Continue to
review Zoning
Code
requirements
and identify
new
opportunities to
streamline
development
In FY 2017-2018, the
review.
Planning Division brought
forward new ordinances
and revisions to the
Zoning Code, included an
ADU Ordinance in
compliance with State law,
which replaced second
unit regulations. Also see
Program 1.

In 2009, the City adopted a series of additional
amendments to the San Gabriel Municipal
Code (SGMC) called "Quick Wins" which
focused on simplifying several development
standards and making it easier to do
residential construction. Additional
amendments are in process ("Greening the

Existing Programs Review
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Program Name &
Number

Program
Description

Objectives

Responsible
Party

Evaluation

Modify / Delete
/ Continue

Code") which will include changes to
development standards for multi-family and
mixed-use developments. The City will
continue to review Code requirements and
seek to identify opportunities to streamline the
development process throughout the planning
period.

5. Housing
Summit

In 2004 and 2005, the City held a series of
meetings in which local architects and
developers were invited to presentations on
topics such as the Mission District and Valley
Blvd. Specific Plans and the City’s residential
design guidelines. These meetings helped to
introduce these local professionals to the
City’s housing goals and objectives in these
areas.

In 2004, the City adopted the Mission District
6. Incentives for Specific Plan, which includes incentives for the
Lot
consolidation of lots zoned for multi-family
Consolidation
residential use. Within the boundaries of the
specific plan, allowable density is increased by
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Delete: Focus
City efforts on
cost-effective
outreach with
stakeholders
and developers
focused on
housing sites
(e.g., Valley
Boulevard
Specific Plan).

Over the course of the
planning period, the City will
hold at least two Housing
Summits and invite the
participation of at least five
residential developers with
development experience in the
San Gabriel Valley. Through
these dialogs, City staff will
explain the development
process in San Gabriel and
provide information on the
City’s housing programs,
San Gabriel
including the density bonus
Community
program, and affordable
Development
housing goals. Staff will also
Department
review the City’s past efforts to
streamline the development
process and discuss changes
that are being considered to
further facilitate development.
The Housing Summits will also
serve as an opportunity for
developers to provide input on
the development process and
the challenges they face in
developing housing in the San
Gabriel Valley.

This event has not yet
been held.

The City will continue to
San Gabriel
encourage the consolidation of Community
lots in order to achieve higher Development
residential densities. The City
Department
will utilize the updated vacant

The Mission District
Specific Plan and Valley
Boulevard Specific Plan
continue to contain lot
consolidation incentives.

Continue

Existing Programs Review

Program Name &
Number

Program
Description
67% for properties in the R-2 and R-3 zones
that are at least 32,670 square feet (0.75 acre)
in size. Additionally, the Valley Blvd. Specific
Plan, adopted in 2006, has a minimum lot size
requirement of 22,000 square feet for mixed
use projects, thus encouraging the
consolidation of smaller parcels to achieve this
standard.

Objectives
and underused site inventory
to identify areas where lot
consolidation is possible and
communicate this information
to interested developers.

Responsible
Party

Evaluation

Modify / Delete
/ Continue

Many projects proposed in
these specific plan areas
include lot consolidations,
but lot consolidations are
more common in the
Valley Boulevard Specific
Plan.
The City will continue to
make its vacant and
underused site inventory
available to developers
and the public to aide in
identifying opportunities.

Program Category 2: Housing Affordability

7. Section 8
Housing
Assistance
Program

The Section 8 Housing Assistance Payments
Program is administered by the County of Los
Angeles Housing Authority. The Housing
Assistance Payments Program assists very
low-income, elderly and disabled households
by paying the difference between 30% of an
eligible household's income and the actual
cost of renting a unit. Rental assistance not
only addresses housing affordability, but also
overcrowding by allowing families that may be
“doubling up” to afford their own housing. The
City will continue to promote participation of
eligible San Gabriel residents in the Countyadministered Section 8 Rental Assistance
Program.

In 2006, the Los Angeles County Board of
Supervisors approved the Homeless
Prevention Initiative which allocated $20
million for the creation of an affordable housing
8. Los Angeles
County Housing revolving loan fund. The Los Angeles County
Innovation Fund Housing Innovation Fund, LLC, a joint venture
between the Low Income Investment Fund,
Century Housing Corporation, and the
Corporation for Supportive Housing, will
administer the fund. The LACHIF can be used

Existing Programs Review

Continue:
Update Los
The City will advertise
Angeles County
availability of the Section 8
Housing
Rental Assistance Program on County of Los The Los Angeles County
Authority to Los
its website, newsletter and
Angeles
Development Authority
Angeles County
cable television channel to
Housing
continues to encourage
Development
promote participation of
Authority; San apartment owners to
Authority
eligible San Gabriel residents
Gabriel
accept vouchers. The City
(LACDA)
Community advertises the program
in the County-administered
Program. Since Section 8
Development through its public outreach
vouchers are portable, the
Department materials.
number of vouchers used in
the city will vary over time.
Continue:
The City will make Non-Profit
Low Income
Update
to Los
and For-Profit developers
Investment
The City continues to
Angeles County
aware of the availability of Los Fund, Century
make developers aware of
Housing
Angeles County Housing
Housing
these resources. The City Innovation Fund
Innovation Fund financing and Corporation,
advertises the program
II
encourage its use where
and the
through its public outreach
feasible to facilitate the
Corporation for
materials.
development of affordable
Supportive
housing.
Housing
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Program Name &
Number

Program
Description

Objectives

Responsible
Party

Evaluation

Modify / Delete
/ Continue

to finance acquisition and predevelopment
activities associated with affordable housing
development. The LACHIF can only be used
for units that are reserved for households at or
below 60% AMI as defined by the U.S.
Department of Housing and Urban
Development for the Los Angeles-Long Beach
Metropolitan Statistical Area. Sixty percent of
the LACHIF has been set aside to serve
households with incomes at 60% or below of
AMI. Forty percent of the LACHIF has been
set aside to serve households with incomes at
35% or below of AMI. The maximum loan
amount is $5 million, which may include up to
$750,000 for predevelopment activities.
LACHIF loans are to be paid back no later
than 36 months after origination.
Eligible entities include the City, Non-Profit
developers, For-Profit developers and Limited
Partnerships or Limited Liability Companies.
The City will continue to encourage
preservation of the existing rental housing
stock and discourage condominium
conversions, which can raise the cost of
housing and take affordable multiple-family
rental housing off the market. To preserve the
affordable rental housing stock, the City’s
9. Encourage
policy is to require condominium conversions
Preservation of to comply with all current development
Existing Rental standards of the zones in which they are
Housing Stock located, such as setbacks, parking and open
space. Because condominium conversions
often occur in older rental developments, the
burden of bringing such properties into full
compliance with contemporary development
standards has acted as a disincentive to
conversion. There have been no condominium
conversions in San Gabriel in over 20 years.
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Continue

The City will continue its policy
of requiring condominium
conversions to achieve full
San Gabriel
compliance with contemporary
Community
development standards as a
Development
means to discourage
Department
condominium conversions and
preserve the affordable rental
housing stock.

The City has received few
inquiries in recent years
about condominium
conversion.
The requirement that
converted buildings be
brought up to current
development standards
has been proven to be a
deterrent to conversion.

Existing Programs Review

Program Name &
Number

10. Home
Ownership
Program

Program
Description
San Gabriel residents are eligible to participate
in the Los Angeles County Community
Development Commission’s Home Ownership
Program (HOP) funded under the Federal
HOME program to assist low-income
households to purchase their first homes. HOP
provides loans of up to 20% of the initial
purchase price or $60,000, whichever is least.
The loans are shared equity loans with no
monthly payments and payable upon sale,
transfer, or refinance of the home. Under the
program, eligible properties include singlefamily homes and attached or detached
condominiums or townhomes. The property
must be owner-occupied for the life of the loan.
In addition, the borrower is required to have a
minimum of 1% of the down payment and
complete an educational course in
homeownership from an approved HUD
counseling agency.

Objectives

Responsible
Party

Evaluation

Modify / Delete
/ Continue
Continue

The City will continue to
Los Angeles
participate in the County’s
County
Home Ownership Program.
Community
The City will advertise the
Development
availability of the program
through its website, newsletter, Commission
and cable television channel
(LACDC).
as well as brochures.

The City has continued to
participate and promote
the HOP with Los Angeles
County through the City's
website.

Program Category 3: Conserve Existing Affordable Housing

11. Residential
Code
Enforcement

Code enforcement efforts in San Gabriel focus
on bringing substandard housing units into
compliance with City building and property
maintenance codes. In 2002, the City
reorganized the Code Enforcement Division
into a more proactive Neighborhood
Improvement Services Division incorporating
traditional code enforcement with community
education and empowerment. Using an array
of new tools, including concentrated code
enforcement, tree planting, cleanup programs,
and other initiatives, this reorganization and
more proactive approach increases the City’s
effectiveness in improving the quality of
housing and neighborhoods in San Gabriel.
The City also increased the size of its Code
Enforcement staff by hiring an additional parttime Code Enforcement Officer.

Existing Programs Review

Continue
The Neighborhood
Improvement Division will
continue to bring its varied
resources to bear on enforcing
City building and property
maintenance codes, with an
emphasis on eliminating
substandard housing
conditions so that all San
Gabriel residents may enjoy
decent, safe and sanitary
housing.

N/A

Neighborhood
Improvement Services
(NIS) has consistently
worked with the
Community Development
Department to ensure the
public health, safety, and
welfare of citizens is a top
priority.
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Program Name &
Number

Program
Description

12.Preservation of
Assisted
Housing
Developments

The preservation of existing affordable housing
in the community is an important goal for San
Gabriel. Earlier analysis (see Section II.F)
indicates that there are two projects in the city
with affordability covenants, although neither
of these projects is at risk of conversion. Las
Casas Apartments is the only assisted multifamily development in the City and is not at
risk of conversion over the next ten years. The
City will continue to monitor the status of these
projects as well as all future assisted
developments to ensure their affordability
controls are maintained for the longest period
possible.

Objectives

The City will continue to
monitor the status of assisted
residential developments in
San Gabriel by maintaining in
close contact with projects
owners.

Responsible
Party

Evaluation

San Gabriel
Community
Development
Department

There is one existing
assisted multi-family
housing project in San
Gabriel, Las Casas
Apartments. This project
was acquired by a nonprofit tenant association
under the HUD Title VI
program in July 1996 and
has a 55-year covenant
that extends until 2051. A
new facility is currently
undergoing the
entitlement process.

Modify / Delete
/ Continue
Continue

Program Category 4: Housing Opportunities/Fair Housing

13. Mixed-Use
Zones
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Mixed-use developments with a combination of
residential and commercial uses are
conditionally permitted in the commercial C-1
and C-3 and Mission District Village zones.
Specifically, multi-family residential uses are
permitted on the second and third floors above
ground floor commercial or office uses.
Ground floor multi-family residential uses are
permitted in mixed-use developments on a site
in excess of three acres, subject to a CUP. In
2006, the City further facilitated the
development of mixed-use projects with the
adoption of the Valley Boulevard Specific Plan,
which allows mixed-use projects by-right of up
to five stories (as compared to three stories
with a CUP under the previous code), up to 3.0
floor area ratio (as compared to 1.0 previously)
and densities in excess of 40 units per acre
(as compared to 25 units per acre previously).
Since 2003, two mixed-use projects providing
24 units have been built, while another
providing 31 units is under construction.
Another project with 11 units has been
approved.

The City will continue to
promote development in the
mixed-use areas. If financial
assistance is available, a focus
of these funds will be to
provide financial incentives for
development of affordable
housing on sites where mixeduse is permitted. Incentives
would likely take the form of
land write-down assistance, or San Gabriel
assistance with development
Community
fees and off-site development Development
costs. In addition, the City
Department
offers density bonuses to
mixed-use projects that include
units affordable to low- and/or
moderate-income households.
The City may also provide fee
reductions and development
assistance for affordable units.
The City will provide
information regarding mixeduse development opportunities
on the website and will notify

The Mission District
Specific Plan and Valley
Boulevard Specific Plan
allow mixed use
development at higher
densities than permitted
by the Zoning Code.
Mixed use is permitted in
the C-1 Zone unless any
individual use or single
component of the project
requires a conditional use
permit. The City currently
has 15 mixed-use projects
in the planning, recently
approved, or under
construction stage.

Continue:
Update
program text to
reflect current
conditions
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Program Name &
Number

Program
Description

Objectives

Responsible
Party

Evaluation

Modify / Delete
/ Continue

local affordable housing
developers annually.
The City will maintain a current
inventory of vacant and
underused sites potentially
As part of the 2013 Housing Element update
available for residential
and as required by state law, the City compiled
development. This inventory
an inventory of vacant and underused sites in
will be made available to
all zones in which housing is permitted or
San Gabriel
interested individuals,
conditionally permitted. This inventory will be
14. Vacant and
Community
including San Gabriel
Underused
maintained and provided to interested parties
Development
residents and residential
Sites Inventory (including residents and developers), in
developers. Specifically, the
Department
conjunction with information on density
City will utilize the site
increases and other regulatory concessions
inventory to identify areas
available through the City’s density bonus
where lot consolidation is
program.
possible and communicate this
information to interested
developers.

The 2013-2021 Housing
Element provides an
inventory of vacant and
underused sites. This
inventory is provided to
interested parties,
including residents and
developers.

15. Housing
Information
and
Referral
Services

The Los Angeles County Housing Resource
Center is a web-based information
clearinghouse for information on affordable,
special needs, accessible, and emergency
housing within the County of Los Angeles. The
project is managed by the Community
Development Commission of the County of
Los Angeles, which is the umbrella agency
that includes the County's Housing Authority
[HACoLA]. The City maintains a link on its
website to the Housing Resource Center.

San Gabriel residents will
continue to be made aware of
San Gabriel
and have access to the referral
Community
and informational services
Development
offered by the Los Angeles
Department
County Housing Authority. The
and Los
City will continue to provide a
Angeles
link on its website to the Los
County
Angeles County Housing
Community
Resource Center website,
Development
which offers information about
Commission.
available housing assistance
programs.

The City continues to
make residents aware of
the referral and
informational services
offered by the Los
Angeles County Housing
Authority

16. Inventory of
Affordable
Housing
Funding
Sources

As part of its previous Housing Element, the
City prepared a comprehensive inventory of
available sources of funds for affordable
housing activities. The City will update and
maintain this inventory so it is available to
prospective housing developers. City staff
identify and prepare applications for
appropriate funding sources to support

The City will update and
maintain the inventory of
San Gabriel
affordable housing funding
Community
sources and make it available Development
to developers and will identify
Department
and apply for, when
appropriate, funding sources to

The City prepared a
comprehensive inventory
of available sources of
funds for affordable
housing activities. The
City continues to update
the list and will make it
available to prospective

Existing Programs Review

Modify:
Provide the
updated 6th
Cycle Housing
Element site
inventory to
interested
parties.

Modify: Update
Los Angeles
County Housing
Authority to Los
Angeles County
Development
Authority
(LACDA)

Continue
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Program Name &
Number

Program
Description

Objectives

Responsible
Party

affordable housing activities. As discussed in
support affordable housing
Chapter III, these sources include CDBG,
activities.
Section 8 Rental Assistance, the Mills Act
program, and various state programs such as
Low Income Housing Tax Credits (LIHTC) and
the Multi-family Housing Program.

17. Fair Housing

The Housing Rights Center provides the
following client services: tenant and landlord
counseling; advocacy and collaboration in
support of fair housing opportunities for all;
public outreach and education regarding fair
housing rights; specialized property owner,
management and lender training; and
discrimination complaint processing,
investigation and litigation.
San Gabriel has conducted an initial review of
zoning code and building code requirements
and has not identified any barriers to the
provision of accessible housing. In addition, a
Reasonable Accommodation ordinance was
adopted in the previous planning period.
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The City will advertise the
services of the Housing Rights
Center through the City’s
newsletter, website and cable
television channel. The City
Housing
will continue to promote fair
Rights Center
housing practices, process
requests for reasonable
accommodation, and refer fair
housing complaints to the
Housing Rights Center.

Evaluation

Modify / Delete
/ Continue

housing developers and
homeowners. These
sources include CDBG,
Section 8 Rental
Assistance, the Mills Act
program, and various
State programs such as
Low-Income Housing Tax
Credits and the MultiFamily Housing Program

The City continues to
provide residents with
information about fair
housing practices and to
refer complaints to the
Housing Rights Center

Modify: Update
and expand
based on
current
available
resources /
services.
Consider
separating
Reasonable
Accommodation
Ordinance as
its own
program.

Existing Programs Review

Appendix F: Housing Resources
There are a variety of resources available to support the City in implementation
of its housing strategy, landowners and developers seeking to provide housing,
and residents in need to housing assistance in San Gabriel. The following section
contains a list of financial, administrative, and other resources to help the City
address its housing needs. Availability of these resources is dependent on
governmental priorities, legislation, and continued funding, which may be subject to change at
any time.

Financial and Administrative Resources
Local Resources
•

Permanent Local Housing Allocation (PLHA) Grant Funding: The City has been
allocated $187,992 for the first year of its five-year PLHA grant allocation through the Los
Angeles County Development Authority (LACDA). The City expects similar amounts to be
received annually over the five-year period. On October 6, 2020, the City Council directed
the first year’s allocation to be used for pre-development costs associated with the
potential affordable housing development located at 405 South Del Mar Avenue.

•

Homelessness Response Plan: The City adopted a two-year Homelessness Response
Plan in January 2021, which identifies strategies and actions that can leverage local
resources while aligning with Los Angeles County Homeless Initiative Strategies to
maximize effectiveness in reducing homelessness. This adopted Plan may also provide
funding opportunities, as having an adopted homeless plan has been a requirement for
receiving Measure H funds. Measure H, passed in 2016, is a one-quarter of a percent
sales tax increase across Los Angeles County for funding homeless services and shortterm housing in addressing the homeless crisis across the County.

•

Affordable Housing Fees: When developers request the application of the Planned
Development Overlay, the City requires a development agreement to be negotiated.
During that process, it is the City’s practice to require the developer to pay affordable
housing fees if on-site affordable housing units are not included in the project. Recently,
the City approved the payment of $7,189.54 per unit ($1,100,000 total) from the San
Gabriel Plaza project (approved in March 2020). The fee is required to be paid prior to
building permit issuance and deposited into the City’s new Affordable Housing Fund.
These funds are to be used for affordable housing projects throughout San Gabriel.

Housing Resources
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San Gabriel Valley Resources
•

San Gabriel Valley Habitat for Humanity (SGVHGH) Programs
o

Homeownership Program: This program constructs new homes and renovates
existing homes along. SGVHFH sells affordable homes to low-income, first-time
homeowners.

o

Home Repair Program: This program provides low-income homeowners with
critical interior and exterior home repair assistance.

o

Veteran Services: This program helps qualifying homebuyers with an affordable
mortgage to build, purchase, and/or repair their homes.

•

San Gabriel Valley Council of Governments (SGVCOG): The SGVCOG provides
services and programs that support housing in the San Gabriel Valley. Currently, the
SGVCOG is leading various efforts to address homelessness, including pursuing funding
to provide services to address the immediate need and assist individuals facing
homelessness. Through the SGVCOG, the City is administering a $15,000 Homeless
Prevention and Diversion Grant.

•

San Gabriel Valley Regional Housing Trust (SGVRHT): A joint powers authority to fund
and finance the planning and construction of homeless housing, and extremely low, very
low, and low-income housing projects. The City of San Gabriel is a member of the
SGVRHT.

Regional Resources
•

Los Angeles County Development Authority (LACDA) Programs
o

First Home Mortgage Program: Southern California Home Financing Authority
(SCHFA) is a joint powers authority between Los Angeles and Orange Counties to
create first-time homebuyer programs for low to moderate income households.
This program helps provide loan and down payment assistance for low- to
moderate- income households, and it is administered by LACDA and the Public
Finance Division of the County of Orange.

o

Home Ownership Program (HOP): This program provides financing to lowincome families looking to purchase an existing home in Los Angeles County.

o

Affordable Homeownership Opportunities Program (AHOP): This program
provides first-time homebuyer down payment assistance to low- and moderateincome households who are unable to purchase a new home. After meeting criteria
established by the lender providing the first mortgage loan, LACDA provides
financial assistance via a secondary mortgage, with all payments deferred until
sale, transfer, or refinancing.

o

Housing Choice Voucher Program (Section 8): While the Housing Choice
Voucher Program is a federally funded program, it is administered locally by public
housing agencies, such as LACDA. The program provides assistance to very lowincome families to afford decent, safe, and sanitary housing. Participants find their
own housing to rent in the open market and pay a portion of their income towards
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rent. LACDA subsidizes the balance of the monthly rent in direct payments to the
owner.

•

•

o

Homeless Incentive Program: This program offers monetary incentives to
encourage landlords to rent their available units to LACDA’s Section 8 voucher
holders. Funding is funded from a collaborative effort between multiple County
agencies as part of the Homeless Prevention Initiative.

o

L.A. County Housing Innovation Fund (LACHIF) II: LACHIF is a revolving loan
fund of approximately $70 million administered by LACDA in partnership with
participating community lenders. Loans are made to finance acquisition and
predevelopment costs for affordable housing developments in Los Angeles
County. Both non-profit and for-profit borrowers are eligible for LACHIF II loans.

Los Angeles County Neighborhood Housing Services (NHS) Programs and Services
o

Mission-Driven Real Estate Program: This program assists underserved
communities across Los Angeles County with the purchase and sale of residential
as well as commercial real estate properties. NHS provides access to capital for
down payment assistance, developing real-estate properties, and acquiring vacant
or distressed properties.

o

Construction Management Services: This program provides homeowners and
contractors with technical assistance from NHS’s construction team. Assistance
includes bid process management, contractor selection, project oversight, and
conflict resolution services. Additionally, NHS’s project team can assist in home
inspections, home safety awareness, lead abatement & code compliance, and
refinancing assistance.

o

Affordable Lending: This program provides direct lending to underserved
communities. Interested families can work with an NHS Lending Counselor to find
an affordable loan option. NHS Lending Counselors can access special programs
at the local, state, and federal level which provides loans to qualified families.

o

Financial Education and Counseling: This program educates families on
building financial capacity, knowledge of financial services and products, credit
management, avoiding predatory lending practices, tenant and homeowner
education. This program consists of a series of classes, clinics, workshops, and
one-on-one counseling sessions to provide families with the resources for them to
become and remain informed homeowners.

Los Angeles County Housing Resources Center: Created in 2007, this portal helps
people list and find affordable, special needs, accessible, and/or emergency housing
within the County of Los Angeles. This web-based service is supported by a toll-free call
center and helps provide information to the general public as well as professionals seeking
vital housing resources for clients.

Housing Resources
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State Resources
•

Affordable Housing and Sustainable Communities Program (AHSC): Administered
by the Strategic Growth Council, this program provides grants and/or loans to fund landuse, housing, transportation, or land preservation projects that support infill and compact
development that reduce greenhouse gas emissions.

•

CalHome: HCD provides grants to local public agencies and non-profit housing
developers to assist first-time homebuyers with down payment assistance through
deferred-payment loans, rehabilitation, homebuyer counseling, self-help mortgage
assistance, or other technical assistance. $57 million available in State CalHome program.

•

California Emergency Solutions and Housing (CESH): This program provides funds
for a variety of activities to assist persons experiencing or at risk of homelessness, such
as housing relocation and stabilization services (including rental assistance), operating
subsidies for permanent housing, flexible housing subsidies, emergency housing
operating support, and homeless delivery systems.

•

Homekey: This program provides funding to protect Californians experiencing
homelessness who are impacted by COVID-19.

•

Housing for a Healthy California (HHC) Program: This program creates supportive
housing for recipients of or those eligible for health care provided through the California
Department of Health Care Services’ Medi-Cal program.

•

Housing Navigator’s Program: This grant program funds housing navigators to help
young adults aged 18 to 21 years secure and maintain housing, with priority for individuals
in the foster care system.

•

Infill Infrastructure Grant Program (IIG): This program promotes infill housing
development by providing grant funding, in the form of gap assistance, for infrastructure
improvements required for qualifying multi-family or mixed-use residential development.

•

Joe Serna, Jr. Farmworker Housing Grant (FWHG) Program: This program provides
deferred payment loans for both owner-occupied and rental housing for agricultural
workers, with a priority for lower income households.

•

Local Housing Trust Fund (LHTF) Program: This program provides matching funds to
local or regional housing trust funds for the creation, preservation, and rehabilitation of
affordable housing, transitional housing, or emergency shelters.

•

Mills Act: The Mills Act is an economic incentive programs for the restoration and
preservation of qualified historic buildings by private property owners. It grants local
governments the authority to enter into contracts with owners of qualified historic
properties who actively participate in the restoration and maintenance of their historic
properties while receiving property tax relief. San Gabriel administers a Mills Act program,
which furthers housing affordability by reducing property taxes and preserving existing
housing stock.
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•

Mobilehome Park Rehabilitation and Resident Ownership Program (MPRROP): This
program provides financing to support the preservation of affordable mobilehome parks
through conversion of the park to an ownership model.

•

Multifamily Housing Program (MHP): This program provides deferred payment loans
for the construction, preservation, and rehabilitation of permanent and transitional rental
housing for lower-income households.

•

National Housing Trust Fund: This program provides deferred payment or forgivable
loans for the construction of permanent housing for extremely low-income households.
The covenant is for 55 years.

•

Permanent Local Housing Allocation (PLHA) Program: This program provides a
permanent source of funding to all local governments in California to help cities and
counties implement plans to increase affordable housing stock. Funding for this program
is provided through a $75 recording fee on real estate transactions. Also see discussion
above under Local Resources.

•

Predevelopment Loan Program (PDLP): This program provides financing to cover predevelopment costs to construct, preserve, or rehabilitate assisted housing.

•

Supportive Housing Multifamily Housing Program (SHMHP): This program provides
low interest deferred loan payments to developers building affordable rental housing that
contain supportive housing units.

•

Transit-Oriented Development (TOD) Housing Program: This program provides lowinterest loans as gap financing for higher density affordable rental housing near transit.

•

Veterans Housing and Homelessness Prevention Program (VHHP): This program
supports the acquisition, construction, rehabilitation, and preservation of affordable multifamily housing for veterans and their families.

•

Golden State Acquisition Fund: This $93 million fund provides low-cost financing aimed
at supporting the creation and preservation of affordable housing across the state.

•

California Housing Finance Agency (CalHFA): CalHFA offers a variety of low-cost loan
programs to support the development of affordable multi-family rental housing, mixedincome housing, and special needs housing.

•

California Housing Finance Agency (CalHFA), Mortgage Credit Certificate Program:
The MCC program is a homebuyer assistance program designed to help lower‐income
families afford home ownership. The program allows home buyers to claim a dollar‐for‐
dollar tax credit for a portion of mortgage interest paid per year, up to $2,000. The
remaining mortgage interest paid may still be calculated as an itemized deduction.

•

Elderlink: A senior care referral service licensed by the Department of Public Health. This
organization provides independent and free personalized senior care placement services
to fully screened and approved nursing home, board and care, and assisted living facilities.

Housing Resources
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Federal Resources
•

HOME Program: Participating jurisdictions may use HOME funds for a variety of housing
activities, according to local housing needs. Eligible uses of funds include tenant-based
rental assistance; housing rehabilitation; assistance to homebuyers; and new construction
of housing. HOME funding may also be used for site acquisition, site improvements,
demolition, relocation, and other necessary and reasonable activities related to the
development of non-luxury housing. Funds may not be used for public housing
development, public housing operating costs, or for Section 8 tenant-based assistance,
nor may they be used to provide non-federal matching contributions for other federal
programs, for operating subsidies for rental housing, or for activities under the Low-Income
Housing Preservation Act.

•

Community Development Block Grant (CDBG): Federal funding for housing programs
is available through the U.S. Department of Housing and Urban Development (HUD). The
City uses its CDBG funds for the improvement and development of housing, public
infrastructure and facilities, and provision of various services. San Gabriel participates in
the CDBG program through the County of Los Angeles, which applies to HUD for funds
on behalf of the City and other non-entitlement jurisdictions. The City’s CDBG allocation
for Fiscal Year 2020-2021 was $358,594, and the Fiscal Year 2021-2022 allocation
estimate is $298,863.

•

Section 108 Loan Guarantee Program: Allows CDBG entitlement jurisdictions to
leverage their annual grant allocations to access low-cost financing for capital
improvement projects. Eligible activities include housing, economic development, public
facility, and infrastructure. This program is often used to catalyze private investment in
underserved communities or as gap financing.

•

Section 811 Project Rental Assistance: HUD offers long-term project-based rental
assistance through a NOFA published by the California Housing Finance Agency
(CalHFA).

•

Emergency Solutions Grants (ESG) Program: This program provides funding for cities,
counties, and states to (1) engage homeless individuals and families living on the street;
(2) improve the number and quality of emergency shelters for homeless individuals and
families; (3) help operate these shelters; (4) provide essential services to shelter residents,
(5) rapidly rehouse homeless individuals and families, and (6) prevent families/individuals
from becoming homeless.

•

Veterans Affairs Supportive Housing (VASH) Program: HUD-VASH is a collaborative
program between HUD and VA combines HUD housing vouchers with VA supportive
services to help veterans who are homeless and their families find and sustain permanent
housing.

•

Low-Income Housing Preservation and Residential Home Ownership Act
(LIHPRHA): This program requires all eligible HUD Section 236 and Section 221(d)
projects at risk of conversion to market-rate rentals from mortgage pre-payments be
subject to LIHPRHA incentives, which include subsidies to guarantee an eight percent
annual return on equity.
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•

Low-Income Housing Tax Credit: Administered through the California Tax Credit
Allocation Committee (TCAC), the Low-Income Housing Tax Credit (LIHTC) subsidizes
the acquisition, construction, and rehabilitation of affordable housing by providing a tax
credit to construct or rehabilitate affordable rental housing for low-income households.

•

Continuum of Care (CoC) Program: The Continuum of Care (CoC) Program is designed
to promote communitywide commitment towards ending homelessness. It provides
funding to nonprofits, State, and local governments to provide shelter and services to
people experiencing homelessness.

•

U.S. Department of Agriculture (USDA) Housing Programs: This program provides
homeownership opportunities for individuals and below market-rate loans/grants to public
and non-profit organizations for new construction, preservation, or rehabilitation of
farmworker/rural multi-family rental housing.

Opportunities for Energy Conservation
The cost of energy can greatly impact housing affordability, as energy costs can constitute a
significant portion of total housing costs. High energy costs also particularly impact low-income
households that are less likely to have the ability to cover increased expenses.
Southern California Edison (SCE) provides electricity services for the City of San Gabriel.
Southern California Edison assists low-income customers through several programs including:
•

CARE (California Alternate Rates for Energy): This program reduces energy bills for
eligible participants by about 30 percent. Qualifications are based on whether any person
living in the home participates in a list of public assistance programs or household income
guidelines.

•

FERA (Family Electric Rate Assistance): Family Electric Rate Assistance is SCE’s rate
reduction program for large households of three or more people with low- to middleincome. Qualifications are based on household income guidelines.

•

Arrearage Management Plan (AMP) Program: This program is a debt forgiveness
payment plan for residential CARE and FERA customers who have past due bills (at least
90 days old) totaling $500 or greater. In exchange for making on-time payment on the
current monthly bill, AMP will forgive 1/12 of the eligible total past due amount.

•

Capitation Fee Program: This program reimburses organizations helping incomequalified customers gain assistance through the CARE or FERA program. Organizations
dedicating resources to enrolling individuals and families in these programs can be entitled
to capitation fees to offset expenses.

•

California LifeLine Program: This program may provide a discount on phone services
to residents receiving energy bill discounts through the CARE program.

•

Grid Alternatives’ Energy for All Program: This program provides no-cost solar for
single family homeowners with limited or fixed incomes.

Housing Resources
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Additionally, the City has an Energy Action Plan (EAP), which was adopted in 2012. The EAP
was developed in partnership with the SGVCOG and Southern California Edison. The EAP will
accomplish several important things for San Gabriel:
•

Make it easier for residents and businesses to finance energy efficient improvements
and save money on energy bills.

•

Provide a roadmap for reducing the City’s energy bills.

•

Reduce the City and community’s impact on the environment.

•

Provide the City with critical baseline data that the State requires for cities to address
greenhouse gas emissions.

•

Enable the City to get additional grants.

•

Serve as a foundation for future planning efforts such as general plan updates, climate
action plans, Housing Element updates, zoning code updates, among others.

The City offers a streamlining checklist for small residential solar to facilitate approval of
residential solar projects consistent with State law.
Other conservation programs available on a regional, state, and federal level are described below.
San Gabriel Valley Energy Resources
•

San Gabriel Valley Energy Wise Partnership (SGVEWP) Energy Assessment Screen
for your Home (EASY) Program: This program provides residents a free energy
assessment to identify opportunities to reduce home energy usage and costs.

State Energy Resources
•

California Department of Community Services & Development Programs LowIncome Weatherization Program (LIWP): California’s Low-Income Weatherization
Program (LIWP) provides low-income households with solar photovoltaic (PV) systems
and energy efficiency upgrades at no cost to residents. LIWP is the only program of its
kind in California that focuses exclusively on serving low-income households with solar
PV and energy efficiency upgrades at no cost. The program reduces greenhouse gas
emissions and household energy costs by saving energy and generating clean renewable
power. LIWP currently operates three program components: Multi-Family, Community
Solar, and Farmworker Housing. According to CDS’s Nov. 2020 Low-Income
Weatherization Program Impact Report, LIWP has received $212 million from the
Greenhouse Gas Reduction Fund since 2014. Note: The multi-family energy efficiency &
renewables program component is estimated to end in June 2022.

•

California Public Utilities Commission Energy Savings Assistance Program (ESA):
ESA provides no-cost weatherization services to low-income households who meet the
CARE income guidelines. Services provided include attic insulation, energy efficient
refrigerators, energy efficient furnaces, weatherstripping, caulking, low-flow showerheads,
water heater blankets, and door and building envelope repairs which reduce air infiltration.
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Federal Energy Resources
•

Federal Housing Administration Energy Efficient Mortgage Program (EEM): This
program helps families save money on their utility bills by enabling them to finance energy
efficient improvements with their FHA-insured mortgage. The EEM program recognizes
that an energy-efficient home will have lower operating costs, making it more affordable
for the homeowners. Cost-effective energy improvements can lower utility bills and make
more income available for the mortgage payment.

Housing Resources
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