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{ŜŎǘƛƻƴ м 
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Equal access to housing is fundamental to each person in meeting essential needs and pursuing personal, educational, employment or other goals.  
In recognizing equal housing access as a fundamental right, the federal government and the State of California have both established fair housing 
choice as a right protected by law. 

 
This report presents a demographic profile of El Monte, assesses the extent of housing needs among specific income groups, and evaluates the 
availability of a range of housing choices for residents.  This report also analyzes the conditions in the private market and the public sector that 
could limit the range of housing choices or impedŜ ŀ ǇŜǊǎƻƴΩǎ ŀŎŎŜǎǎ ǘƻ ƘƻǳǎƛƴƎΦ  As the name of the report suggests, the document reviews 
άƛƳǇŜŘƛƳŜƴǘǎέ ǘƻ ŦŀƛǊ Ƙƻǳǎƛng.  Although this report also assesses the nature and extent of housing discrimination, it primarily focuses on 
identifying impediments that could prevent equal housing access and developing solutions to mitigate or remove such impediments. 

 

What Is Fair Housing? 
 

Federal fair housing laws prohibit discrimination in the sale, rental, or lease of housing, and in negotiations for real property, based on race, color, 
religion, sex, national origin, familial status, and disability.  California fair housing laws build on the federal laws, including age, marital status, 
ancestry, source of income, and sexual orientation as the protected categoriesΣ ŀƴŘ άŀƴȅ ŀǊōƛǘǊŀǊȅ ŘƛǎŎǊƛƳƛƴŀǘƛƻƴέ ŀǎ ǇǊƻƘƛōƛǘŜŘ ǇǊŀŎǘƛŎŜǎΣ ǳƴŘŜǊ 
the laws.  The following definition is used for this report: 

 
άCŀƛǊ ƘƻǳǎƛƴƎ ŘŜǎŎǊƛōŜǎ ŀ ŎƻƴŘƛǘƛƻƴ ƛƴ ǿƘƛŎƘ ƛƴŘƛǾƛŘǳŀƭǎ ƻŦ ǎƛƳƛƭŀǊ ƛƴŎƻƳŜ ƭŜǾŜƭǎ ƛƴ ǘƘŜ ǎŀƳŜ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ƘŀǾŜ ŀ ƭƛƪŜ ǊŀƴƎe of choice available 
to them regardless of race, color, ancestry, national origin, religion, sex, disability, age, marital status, familial status, source of income, sexual 
orientation, ƻǊ ŀƴȅ ƻǘƘŜǊ ŀǊōƛǘǊŀǊȅ ŦŀŎǘƻǊΦέ 

 
Fair Housing Legal Framework 
The federal Fair Housing Act of 1968 and the Fair Housing Amendments Act of 1988 (42 U.S. Code §§ 3601-3619, 3631) are federal fair housing 
laws that prohibit discrimination in all aspects of housing, such as the sale, rental, lease, or negotiation for real property.  The Fair Housing Act 
prohibits discrimination based on race, color, religion, sex, and national origin. 
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In 1988, the Fair Housing Act was amended to extend protection to familial status and people with disabilities (mental or physical).  In addition, 
the Amendments !Ŏǘ ǇǊƻǾƛŘŜǎ ŦƻǊ άǊŜŀǎƻƴŀōƭŜ ŀŎŎƻƳƳƻŘŀǘƛƻƴǎ,έ ŀƭƭƻǿƛƴƎ ǎǘǊǳŎǘǳǊŀƭ ƳƻŘƛŦƛŎŀǘƛƻƴǎ ŦƻǊ ǇŜǊǎƻƴǎ ǿƛǘh disabilities, if requested, at 
their own expense, for multi-family dwellings to accommodate the physically disabled. 

 
The California Department of Fair Employment and Housing (DFEH) enforces California laws that provide protection and monetary relief to victims 
of unlawful housing practices.  The Fair Employment and Housing Act (FEHA; Part 2.8 of the California Government Code, Sections 12900-12996) 
prohibits discrimination and harassment in housing practices. 

 
The Unruh Act (California Government Code Section 51) protects Californians from discrimination in public accommodations and requires equal 
access to the accommodations.  The Unruh Act provides broad protection and has been held by the courts to prohibit any arbitrary discrimination 
on the basis of personal characteristics or traits and applies to a range of types of housing. 

 
The Ralph Civil Rights Act (California Civil Code Section 51.7) prohibits violence and threats of violence and specifies that housing situations are 
protected under this Act, including houses, apartments, hotels, boarding housing, and condominiums.  Violators of the Ralph Act can be sued for 
actual or emotional damages, in addition to civil penalties. 

 
The Bane Civil Rights Act (California Civil Code Section 52.1) provides another layer of protection for fair housing choice by protecting all people 
ƛƴ /ŀƭƛŦƻǊƴƛŀ ŦǊƻƳ ƛƴǘŜǊŦŜǊŜƴŎŜ ōȅ ŦƻǊŎŜ ƻǊ ǘƘǊŜŀǘ ƻŦ ŦƻǊŎŜ ǿƛǘƘ ŀƴ ƛƴŘƛǾƛŘǳŀƭΩǎ Ŏƻƴǎǘƛǘǳǘƛƻƴŀƭ ƻǊ ǎǘŀǘǳǘƻǊȅ ǊƛƎƘǘǎΣ ƛƴŎƭǳŘƛƴg a right to equal access to 
housing.  The Bane Act also includes criminal penalties for hate crimes.  However, convictions under the Act are not allowed for speech alone 
unless that speech itself threatened violence. 

 
In addition to these Acts, California Government Code Sections 111135, 65008 and 65589.5 prohibit discrimination in programs funded by the 
state and in any land-use decisions.1 

 
Housing Issues, Affordability and Fair Housing 
The U. S. Department of Housing and Urban Development (HUD), Fair Housing and Equal Opportunity Division, distinguishes between housing 
affordability and fair housing.  9ŎƻƴƻƳƛŎ ŦŀŎǘƻǊǎ ǘƘŀǘ ŀŦŦŜŎǘ ŀ ƘƻǳǎŜƘƻƭŘΩǎ ƘƻǳǎƛƴƎ ŎƘƻƛŎŜǎ ŀǊŜ not fair housing issues per se.  Only when the 
relationship between household income, household type, race/ethnicity, and other factors create misconceptions, biases, and differential 
treatment would fair housing concerns arise. 

 
1Fair Housing Hotline Project, Legal Services of Northern California. March 2004. ñFair Housing in California: Families with Children: A Manual for Housing Providers, Tenants 
and Advocates.ò 
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Tenant/landlord disputes are also typically not related to fair housing.  Most disputes between tenants and landlords result from a lack of 
understanding by either or both parties regarding their rights and responsibilities.  Tenant/landlord disputes and housing discrimination cross 
paths when fair housing laws are violated and result in differential treatment. 
 
What Is an Impediment to Fair Housing Choice? 
According to HUDΩǎ Fair Housing Planning Guide, and based within the legal framework of federal and state laws, impediments to fair housing 
choice are: 

¶ Any actions, omissions or decisions taken because of race, color, ancestry, national origin, religion, sex, disability, age, marital status, 
familial status, source of income, sexual orientation, or any other arbitrary factor that restricts housing choices or the availability of housing 
choices, or 

¶ Any actions, omissions or decisions that have the effect of restricting housing choices or the availability of housing choices on the basis of 
race, color, ancestry, national origin, religion, sex, disability, age, marital status, familial status, source of income, sexual orientation, or 
any other arbitrary factor. 

 
To affirmatively promote equal housing opportunity, a community must work to remove impediments to fair housing choice.  Furthermore, 
eligibility for certain federal funds requires compliance with federal fair housing laws.  Specifically, to receive HUD Community Planning and 
Development (CPD) formula grants, a jurisdiction must: 

¶ Certify its commitment to actively further fair housing choice. 

¶ Maintain fair housing records. 

¶ Conduct an analysis of impediments to fair housing choice. 
 

Purpose of Report 
 

This Analysis of Impediments (AI) to Fair Housing Choice provides an overview of laws, regulations, conditions, and other possible obstacles that 
could ŀŦŦŜŎǘ ŀƴ ƛƴŘƛǾƛŘǳŀƭΩǎ ƻǊ ƘƻǳǎŜƘƻƭŘΩǎ ŀŎŎŜǎǎ ǘƻ ƘƻǳǎƛƴƎ ƛƴ El Monte.  The AI includes: 

¶ A comprehensive review of El MonteΩǎ ƭŀǿǎΣ ǊŜƎǳƭŀǘƛƻƴǎ ŀƴŘ ŀŘƳƛƴƛǎǘǊŀǘƛǾŜ ǇƻƭƛŎƛŜǎΣ ǇǊƻŎŜŘǳǊŜǎ, and practices, as well as an assessment 
of how they affect the location, availability, and accessibility of housing, and 

¶ An assessment of conditions, both public and private, affecting fair housing choice. 
 

The scope of analysis and the format used for this AI adhere to recommendations contained in the Fair Housing Planning Guide developed by 
HUD. 
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Organization of Report 
 

The AI is divided into six sections: 
 

Section 1:  Introduction defines fair housing and explains the purpose of this report; the public participation process; the status of prior 
impediments and recommendations; and summary of new impediment to fair housing choice and recommendation. 

 
Section 2:  The Jurisdictional Background Data presents the demographic, housing and income characteristics of El Monte.  Major employers and 
transportation access to job centers are identified.  The relationships among these variables are discussed. 

 
Section 3:  Mortgage Lending Practices analyzes private activities that could impede fair housing choices in El Monte. 

 
Section 4:  Public Policies and Practices evaluates various public policies and actions that could impede fair housing choices in El Monte. 

 
Section 5:  Fair Housing Practices evaluates the fair housing services available to residents and identifies fair housing complaints and violations in 
El Monte. 

 
Section 6:  Conclusions, Impediments and Actions provides conclusions and recommendations about fair housing issues in El Monte. 

 
At the end of this report, a page is attached that includes the endorsement of the City Manager and a statement certifying that the AI represents 
El MonteΩǎ ƻŦŦƛŎƛŀƭ ŎƻƴŎƭǳǎƛƻƴǎ ǊŜƎŀǊŘƛƴƎ ƛƳǇŜŘƛƳŜƴǘǎ ǘƻ ŦŀƛǊ ƘƻǳǎƛƴƎ ŎƘƻƛŎŜ ŀƴŘ ǘƘŜ ŀŎǘƛƻƴǎ ƴŜŎŜǎǎŀǊȅ ǘƻ ŀŘŘǊŜǎǎ ƛŘŜƴǘƛŦƛŜŘ ƛƳǇŜŘƛƳŜnts. 

 

Reporting Staff and Data Sources 
 

This report, prepared through a collaborative effort between City staff and The Ramsay Group, LLC, under contract to the City of El Monte, is 
funded through Community Development Block Grant (CDBG) funds. 

 
The following data sources were used to complete this AI.  Sources of specific information are identified in the text, tables and figures. 

¶ California Department of Finance Population and Housing Estimates 

¶ El MonteΩǎ Annual Action Plan 
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¶ 9[ aƻƴǘŜΩǎ /ƻŘŜ ƻŦ hǊŘƛƴŀƴŎŜǎ 

¶ El MonteΩǎ Five-Year Consolidated Plan 

¶ El MonteΩǎ General Plan 

¶ El MonteΩǎ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ, 2018-2019 

¶ Home Mortgage Disclosure Act (HMDA) data regarding lending patterns 

¶ U. S. Census Bureau American Community Survey (ACS), 2013-2017, 2014-2018,  

¶ U. S. Census 2000 and 2010 

 
Public Participation 
 
This AI has been developed to provide an overview of laws, regulations, conditions or other possible obstacles that could ŀŦŦŜŎǘ ŀƴ ƛƴŘƛǾƛŘǳŀƭΩǎ ƻǊ 
a ƘƻǳǎŜƘƻƭŘΩǎ ŀŎŎŜǎǎ ǘƻ ƘƻǳǎƛƴƎΦ  As part of this effort, the report incorporates the issues and concerns of residents, housing professionals and 
service providers.  To assure that the report responds to community needs, the development of the AI includes a community outreach program 
consisting of a resident survey, service provider interviews, and City Council and Planning Commission public hearings. 
 
Community Advisory Meetings 
El Monte residents and public and private agencies either directly or indirectly involved with fair housing issues in El Monte were invited to 
participate in a public meeting on the following date and location: 

 
DATE OF COMMUNITY MEETING: March 12 and March 25, 2020 
TIME OF MEETING:   5:30 ς 6:30 p.m. 
LOCATION OF MEETING:  El Monte City Hall West 
The meeting provided the opportunity for the El Monte community to gain awareness of fair housing laws, and for residents and service agencies 
to share fair housing issues and concerns.  To ensure that the fair housing concerns of low- and moderate-income and special needs residents 
were addressed, individual invitation letters were distributed via mail and e-mail, if available, to agencies and organizations that serve the low- 
and moderate-income and special needs community. Agencies and organizations that were invited and/or contributed directly to this report 
included the following: 

¶ A Community of Friends 

¶ Action Food Pantry 

¶ California Housing Partnership Corporation 

¶ Catholic Charities/Brother Miguel Center 

¶ Citrus Valley Health Foundation 
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¶ Cold Weather Shelter 

¶ /ƻǊȅΩǎ YƛǘŎƘŜƴ 

¶ Delhaven Community Center 

¶ East San Gabriel Valley Coalition for the Homeless 

¶ El Monte/South El Monte Chamber of Commerce 

¶ Filipino American Service Group 

¶ Food Finders 

¶ Habitat for Humanity 

¶ House of Ruth 

¶ Housing Authority of Los Angeles County 

¶ Housing Rights Center 

¶ Human Services Association 

¶ Information Line/Los Angeles 

¶ Inland Valley Hope Partners 

¶ LA County Public Social Services 

¶ Los Angeles Homeless Services Authority 

¶ Love, Inc./World Vision 

¶ Low Income Investment Fund 

¶ Rio Hondo Community Development Corporation 

¶ LA County Public Social Services 
 
Notices of the meeting times and dates were published in El MonteΩǎ official newspaper and posted conspicuously at United States Post Office - 
El Monte Branch, Los Angeles County Public Library ς El Monte (Tyler Avenue) and Norwood (Peck wƻŀŘύ ƭƻŎŀǘƛƻƴǎΣ 9ƭ aƻƴǘŜ {ŜƴƛƻǊ /ŜƴǘŜǊΣ /ƛǘȅΩǎ 
Clerk office - City Hall East, Housing Division Public Counter - City Hall West CouƴǘŜǊΣ ŀƴŘ ƻƴ ǘƘŜ /ƛǘȅΩǎ ǿŜōǎƛǘŜ.  There were no attendees during 
the community meeting. 
 
Resident Survey 
To supplement the citizen advisory meetings, a survey was made available to El Monte residents at City Hall as well as online at the /ƛǘȅΩǎ web 
site.  Spanish versions of the survey were also provided to reflect the diversity of El MonteΩǎ residents. In total, 24 El Monte residents completed 
the survey. The following details the eight questions asked and the answer (s) with the highest percentage response: 
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1. Have you ever encountered any forms of housing discrimination or known someone who has? 

¶ Yes             37.50% 

¶ No       33.33% 

¶ Not Sure    33.33% 
 

2. If you believe or think that you or someone you know encountered housing discrimination, what type was it? 
 

¶ Refusing, discouraging or charging more to rent an apartment or buy a home  37.50% 

¶ Refusing to make a reasonable accommodation or not allowing a modification to be made to make an apartment more accessible for a 
person with a disability.  31.25% 

 
3. Do you feel that you are well-informed on the issue of Housing Discrimination? 

¶ No  43.48% 

¶ Yes              30.43% 

¶ Somewhat      21.74%         
 

4. What would you do if you encountered Housing Discrimination? 

¶ Report it 70.83% 

¶ 5ƻƴΩǘ Yƴƻǿ.     29.17 
 

5. If you were to report Housing Discrimination, who would you report it to? 

¶ City of El Monte 65.22% 

¶ 5ƻƴΩǘ Yƴƻǿ                   олΦпо҈ 
 

6. If you think that Housing Discrimination is occurring, what types of discrimination do you think occur most frequently in the City of El 
Monte? 

¶ Refusing, discouraging, or charging more to rent an apartment that is not in safe condition, failing to maintain the rental to safety 
standards. 

¶ Low income families. 

¶ Large families. 

¶ Age discrimination. 

¶ Race discrimination. 
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¶ Charging more due to race. 

¶ Size of family and service dogs. 

¶ Having a companion service dog. 

¶ Families with small children. 
 

7. What can be done to prevent housing discrimination in the City of El Monte? 

¶ Multi-language, multi-media outreach. 

¶ Talk to property to owners. 

¶ Build more family housing. 

¶ Have better policies on how to be accepted in a location regardless of race. 

¶ Rent controls, landlord limits, predatory rental fees, every home should get this info by mail at least twice a year. 

¶ Education of landlords and owners. 
 

8. Please choose the best response that describes your interest in completing this survey. 

¶ As a resident         82.61% 

¶ As a nonprofit       8.70% 
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Summary of New Impediments to Fair Housing Choice and Recommendations 

Below is a summary of impediments identified in the 2017-20 analysis and actions taken to overcome identified impediments: 
 

 

Impediments Recommendations Actions Taken 

Discrimination against Persons with Disabilities. Over the last three years, 73% 
of all fair housing discrimination cases were related to a physical or mental 
disability.  This is a marked increase from the previous 2010-2015 AI report that 
saw 52% of housing discrimination cases pertaining to a mental or physical 
disability. Disabled persons are experiencing difficulties when requesting 
reasonable accommodations or modifications. In particular, persons with 
cognitive disabilities experience significantly more problems with these 
accommodations.  

Expand existing fair housing workshops to specifically address 
the disabled and their particular housing needs and rights. 
Additionally, the City may consider providing for expanded 
testing of discriminatory practices against persons with 
disabilities to expand the base of knowledge surrounding 
specific types of housing discrimination against the mentally and 
physically disabled. 

 

Lack of Affordable Rental Housing Opportunities for Low- 
Income Families.  El Monte has 21 affordable rental projects, that provide 
subsidized, low-cost housing for more than 1,100 renter households. However, 
the City will need to build an additional 935 units to meet their RHNA goals and 
affordable housing continues to be a main concern of El Monte residents.  Of the 
households reporting having a housing problem (13,380 renter and 4,814 
owners), 70.2 percent report that the cost of housing continues to be the most 
significant problem they face. 
 
 

The City should work with housing developers to increase the 
number of affordable housing rental units for small and large 
families. This could be accomplished through new construction 
or rehabilitation of existing market rate units where in 
exchange, affordability covenants can be acquired. 

The City has taken proactive measures to construct market-rate and 
affordable units to meet their RHNA housing goals. A total of 168 
dwelling units were completed in 2019 and 1,238 units were 
constructed between 2013-2019. The units for 2019 include several 
major projects such as the Baldwin/Rose Project (55 low/very low-
income units) and portions of the Santa Anita/Owens (40 
townhouse units) project. Furthermore, a number of residential 
projects were approved with entitlements during the same period. 
However, these units will not be added to the totals until building 
permits have been issued.  

Increase in Fair Housing Discrimination Cases. The Fair Housing Report 
beginning on page 66 reveals that fair housing discrimination has risen over the 
last three years- from 18 cases in 2017-2018 to 35 cases in 2019-2020. Of those 
who filed a housing discrimination complaint with the HRC, 77% fall in the 
extremely low-income bracket. These individuals will struggle to access housing 
opportunities because of income limitations and undue burdens in the housing 
market will only exacerbate housing disparities.   

The City should continue to examine policies and outreach 
strategies that mitigate housing discrimination towards low-
income households. It is recommended that the Housing Rights 
Center (HRC) continue to conduct fair housing workshops for 
residents, apartment owners, and property managers.  

 

High Cost Burden. Across the Southern Californian region and California writ 
large, rental and housing price increases are outpacing income gains and in turn, 
residents are spending a disproportionate percentage of their income on 
housing. In El monte, between 2010 and 2018, there was an 8% increase in 
median home value and a 16% increase in the cost of rent, while the median 
household income has only increased 10% to $47,121. Moreover, overpayment, 
defined as households paying more than 30 percent of their gross income on 
housing related expenses is especially pronounced for households making 0-30% 
the Average Median Income and of the 11,938 renters citing overpayment as a 
housing problem, 52.3% fall in this very low-income group.  

Examine policies that may impede both affordable housing and 
market rate housing construction and work with developers to 
create a larger housing stock in the City. Leverage housing 
incentives including density bonuses and rollback any excessive 
development fees that significantly constrain housing 
construction.  
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Section 2 

JURISDICTIONAL BACKGROUND DATA 
 

El Monte is a residential, industrial, and commercial city in Los Angeles County 
. The city lies in the San Gabriel Valley east of the city of Los Angeles. El 
Monte's slogan is "Welcome to Friendly El Monte" and historically is known as "The End of the Santa Fe 
Trail." As of 2019, El Monte was the 54th largest city in California. 

 
El Monte has 9.56 square miles of land area and 0.09 square miles of water area. As of July 2019, the El 
Monte population is 115,487, which has increased 1.7% from 113,475 in 2010. The population growth 
rate over the last decade is much lower than the state average rate of 12.39% and is lower than the 
national average rate of 11.61%. Between 2014-2018 the El Monte median household income was 
$47,121 up from $38,906 in 2010-2014. El Monte median property value was $349,000 in 2010-2014 and 
has grown to $401,000 by 2017, which is 1.75 times larger than the national average of $229,700. 
Between 2016 and 2017 the median property value increased from #374,900 to $401,000, a 6.96% 
incrase. The homeownership rate in El Monte is 40.5%, which is lower than the national average of 63.9%. 

 

Demographic Data 

 
The primary sources for the demographic data used to prepare the AI were the United States Census 
Bureau, the American Community Survey and the California Department of Finance. The racial makeup of 
El Monte is 50,304 (43.5%) White, 659 (0.6%) African American, 964 (.8%) American Indian, 33,604 (29.1%) 
Asian (17.4% Chinese, 7.1% Vietnamese, 1.4% Filipino, 0.4%, 0.2% Japanese, 0.1% Korean, 0.2% Indian, 
0.1% Pacific Islander), 28,939 (25.0%) from other races, and 3,205 (2.8%) from two or more races. 76,086 
(65.8%) of the population is Hispanic or Latino of any race (60.2% Mexican, 0.2% Cuban, 0.1% Puerto Rican 
and 5.3% other Hispanic or Latino. According to Table 2-мΣ IƛǎǇŀƴƛŎǎ ŀǎ ŀ ǇŜǊŎŜƴǘŀƎŜ ƻŦ 9ƭ aƻƴǘŜΩǎ 
population is nearly double the state percentage and almost 4 times the national percentage.  Asians are 
also a high percentage of the population in comparison to the State and nationally. The Asian population 
represents more than м ƛƴ ŜǾŜǊȅ п ƻŦ ǘƘŜ /ƛǘȅΩǎ ǊŜǎƛŘŜƴǘǎΦ 
 
 Table 2- 1 Population Based on Race and Ethnicity 

Race City State USA 

Hispanic 
65.8% 
76,068 people 

38.9% 
15,221,577 people 

17.8% 
57,517,935 people 

White 
43.5% 
50,304 people 

60.1% 
23,529,068 people 

72.7% 
234,904,818 people 

Asian 
29.1% 
33,604 people 

16.4% 
6,431,018 people 

5.4% 
17,574,550 people 

Two or more races 
2.8% 
3,205 people 

3.0% 
1,166,288 people 

3.2% 
10,435,797 people 

American Indian and Alaska Native 
0.8% 
964 people 

1.9% 
757,628 people 

0.8% 
2,699,073 people 

Black or African American 
0.6% 
659 people 

7.0% 
2,753,574 people 

12.7% 
40,916,113 people 

https://en.wikipedia.org/wiki/White_(U.S._Census)
https://en.wikipedia.org/wiki/African_American_(U.S._Census)
https://en.wikipedia.org/wiki/Asian_(U.S._Census)
https://en.wikipedia.org/wiki/Pacific_Islander_(U.S._Census)
https://en.wikipedia.org/wiki/Race_(United_States_Census)
https://en.wikipedia.org/wiki/Hispanic_(U.S._Census)
https://en.wikipedia.org/wiki/Latino_(U.S._Census)
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Native Hawaiian or Pacific Islander 
0.7% 
851 people 

0.8% 
144,386 people 

0.2% 
582,718 people 

  Source: American Community Survey Data, 2014-2018 
  *Percentages may add to over 100% because many individuals identified as having multiple races and ethnicities. 

 
There are 29,566 households, out of which 10,190 (34.5%) had children under the age of 18 living in them, 
14,716 (49.8%) are married couples living together, 5,722 (19.4%) had a female householder with no 
husband present, 3,545 (12%) had a male householder with no wife present. There are 5,583 nonfamily 
households, with 4,277 (14.5%) householders living alone and 1,896 (6.4%) are 65 years of age or older 
and living alone. Roughly 9,233 (31.2%) of households have one more more people 65 years and over. The 
average household size is 3.87 and the average family size is 4.21. 

 
Table 2-2 provides a perspective of the cƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ōȅ ŀƎŜ ŘƛǎǘǊƛōǳǘƛƻƴΦ The population is widely 
spread out with 39,707 people (34.3%) under the age of 25, 32,740 people (28.4%) aged 25 to 44, 28,711 
people (24.9%) aged 45 to 64, and 14,511 people (12.6%) 65 years of age or older. The median age is 35.3 
years, up from 31.2 years in 2010. 

 
Table 2-2 Population Based on Age 
Age City State USA 

< 25 
34.3% 
39,707 people 

35.5% 
13,217,991 people 

34.0% 
104,853,555 people 

25 - 44 
28.4% 
32,740 people 

31.8% 
11,848,422 people 

30.3% 
93,634,060 people 

45 - 64 
24.9% 
24,567 people 

24.9% 
9,288,864 people 

26.4% 
81,489,445 people 

> 64 
12.6 % 
14,511 people 

11.4% 
4,246,514 people 

13.0% 
40,267,984 people 

Source: American Community Survey Data, 2014-2018 

 
Analyzing the age distribution is important because it affects the future need for jobs, housing and other 
social services. With nearly 40% of ǘƘŜ /ƛǘȅΩǎ нлму population over the age of 45, future growth planning 
may need to include infrastructure for elderly and retired individuals, including hospital clinics and assisted 
living options. 
 

Income Data 
 

Household income is the most ƛƳǇƻǊǘŀƴǘ ŦŀŎǘƻǊ ŘŜǘŜǊƳƛƴƛƴƎ ŀ ƘƻǳǎŜƘƻƭŘΩǎ ŀōƛƭƛǘȅ ǘƻ ōŀƭŀƴŎŜ ƘƻǳǎƛƴƎ Ŏƻǎǘǎ 
with other basic life necessities.  !ƭǘƘƻǳƎƘ ŜŎƻƴƻƳƛŎ ŦŀŎǘƻǊǎ ǘƘŀǘ ŀŦŦŜŎǘ ŀ ƘƻǳǎŜƘƻƭŘΩǎ ƘƻǳǎƛƴƎ ŎƘƻƛŎŜ do 
not fall under the umbrella of fair housing issues, the relationships among household income, household 
type, race/ethnicity, and other factors often create misconceptions and biases that raise fair housing 
issues. 

 
The cƛǘȅΩǎ ƛƴŎƻƳŜ ŘƛǎǘǊƛōǳǘƛƻƴ ƛǎ ƛƴŘŜȄŜŘ ǘƻ ǘƘŜ !ǊŜŀ aŜŘƛŀƴ LƴŎƻƳŜ ό!aLύ ǘƻ ǇǊƻǾƛŘŜ ŀ ŎƻƳǇŀǊƛǎƻƴ ƻŦ 
changes in El Monte over time and relative to the larger county and/or state area. 

 

https://en.wikipedia.org/wiki/Marriage
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Households in El Monte have a median annual income of $47,121, up 10% from the 2010 median 
household income of $42,750. The median income is lower than the median annual income of $59,039 
across the United States and the median annual income of $70,849 in California. The per capita income in 
El Monte is $17,254 and across California the per capita income is $35,021. 

 
As shown in Table 2-3, median household income growth rate over the last ten years of 10.2% is also lower 
than the state average rate of 23.67% and lower than the national average rate of 19.4%. In regards to 
how residents travel to work, El Monte residents spend on average 30.4 minutes per day commuting, 
which is higher than the state average of 29.3 minutes and is higher than the national average of 26.1 
minutes. 

 
Table 2-3 Median Household Income 
Location MH Income MHI % Increase Since 2010 

El Monte, CA $47,121 10.22% 

California $70,849 23.67% 

U.S. 5$9,039 19.4% 

Source: Data USA, 2018. 
 

Table 2-4 shows the distribution of poverty across for El Monte, California, and the United States by race, 
based on Census American Community Survey data between 2014-2018. African Americans are most likely 
to live in poverty in El monte, with 41.58% living below the poverty level. Pacific Islander are the least 
likely racial group to be in poverty in El Monte, with 4.80% living below the poverty level. Across the City, 
20.8% percent of families are living in poverty, nearly 2% higher than the State average. The poverty rate 
among those that worked full-time for the past 12 months was 5.33%. Among those working part-time, it 
was 19.50%, and for those that did not work, the poverty rate was 29.22%. 

 
Table 2-4 Poverty Distribution by Race/Ethnicity (2014-2018) 
Race City State USA 

Black or African American 41.58% 21.9% 
24.2% 
National Average 

Asian 13.91% 10.7% 
11.5% 
National Average 

Native Hawaiian or Pacific Islander 4.8% 13.8% 
18.3% 
National Average 

White 12.74% 13% 
11.6% 
National Average 

Hispanic 24.32% 19.2% 
21.0% 
National Average 

American Indian or Alaska Native 27.4% 20.4% 
25.8% 
National Average 

Two or more races 17.86% 13.4% 
17.5% 
National Average 

Source: American Community Survey Data, 2014-2018. 
 
 
Housing Needs for Low-Income Households 
The housing needs of the community are assessed by analyzing various demographic and economic 
indicators. Developing a picture of the current needs in the community begins by looking at broad trends 
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in population, area median income, the number of households, etc. The next step is intersecting those 
data points with a more nuanced analysis of variables such as family and household dynamics, race, and 
housing problems. 

 
A key goal of the needs assessment is to identify the nature and prevalence of housing problems 
experienced by the residents of El Monte. The main housing problems looked at are: (a) cost-burdened 
households; (b) substandard housing; and (c) overcrowding.  Furthermore, these housing problems are 
juxtaposed with economic and demographic indicators to discern if certain groups carry a 
disproportionate burden. Are African-Americans more cost-burdened than other racial groups? Do low-
income households experience higher levels of overcrowding? Do large families have more housing 
problems than small families? These sorts of questions are empirically answered through data analysis. 
Understanding the magnitude and incidence of housing problems in the community is crucial in aiding the 
City to set evidence-based priorities for furthering fair housing choice. 
 
To provide a context for housing planning, this section discusses a variety of demographic, economic, 
housing, special needs characteristics and trends to identify issues that affect the Cities existing and future 
housing needs. This section explores household characteristics and housing problems experienced by 
different income levels: 
ω л-30% of AMI- Extremely low income 
ω ол҈-50% of AMI- Very low Income 
ω рл҈-80% of AMI- Low income 
ω ул҈-100% OF AMI- Moderate Income 

 
Table 2-5 Number of Households 
 0-30% 

HAMFI 
>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-100% 
HAMFI 

>100% 
HAMFI 

Total Households 8,815 7,290 6,860 2,435 5,355 

Small Family Households 3,490 3,485 3,615 1,175 3,120 

Large Family Households 1,720 1,625 1,650 655 1,185 

Household contains at least one person 
62-74 years of age 1,930 1,530 1,655 720 1,515 

Household contains at least one person 
age 75 or older 1,520 765 670 315 590 

Households with one or more children 6 
years old or younger 2,270 1,695 1,355 375 555 

 Source: Comprehensive Housing Affordability Strategy (CHAS), 2011-2015 
 

Housing Needs Summary Tables 
 
Table 2-6 (Households with one of the listed needs) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Substandard 
Housing - Lacking 90 65 35 10 200 10 15 20 0 45 
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complete 
plumbing or 
kitchen facilities 

Severely 
Overcrowded - 
With >1.51 
people per room 
(and complete 
kitchen and 
plumbing) 610 435 215 40 1,300 4 105 125 55 289 

Overcrowded - 
With 1.01-1.5 
people per room 
(and none of the 
above problems) 1,225 835 660 190 2,910 85 180 195 205 665 

Housing cost 
burden greater 
than 50% of 
income (and 
none of the 
above problems) 3,855 1,155 115 0 5,125 785 830 515 20 2,150 

Housing cost 
burden greater 
than 30% of 
income (and 
none of the 
above problems) 570 1,750 1,485 40 3,845 215 410 680 360 1,665 

Zero/negative 
Income (and 
none of the 
above problems) 190 0 0 0 190 75 0 0 0 75 

  Source: Comprehensive Housing Affordability Strategy (CHAS), 2011-2015. 

 
Table 2-7 Housing Problems II 
 (Households with one or more Severe Housing Problems: Lacks kitchen or complete plumbing, severe 
overcrowding, severe cost burden) 
 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Having 1 or more of 
four housing problems 5,785 2,495 1,025 240 9,545 885 1,125 855 280 3,145 

Having none of four 
housing problems 1,155 2,180 3,090 700 7,125 720 1,490 1,890 1,210 5,310 

Household has negative 
income, but none of the 
other housing problems 190 0 0 0 190 75 0 0 0 75 

Source: Comprehensive Housing Affordability Strategy (CHAS), 2011-2015 

 
Cost-burdened Households 
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Providing housing and support services are essential to meeting the fair housing needs of cost burdened 
households. Of the households reporting having a housing problem (13,380 renter and 4,814 owners), 
70.2 percent report that the cost of housing continues to be the most significant problem they face. The 
second largest problem El Monte's households face is a housing cost burden at 30 percent (5,510 
households). An overcrowded household comes in third, with 19 percent of households and severely 
overcrowded is reported as the fourth largest housing problem with 9 percent of households. Moreover, 
approximately 22.6% of the population live below the poverty line, a number that is higher than the 
national average of 13.1%. This group faces limited opportunities in housing choice and their needs must 
continue to be taken into consideration and ŀŘŘǊŜǎǎŜŘ ǘƘǊƻǳƎƘ ǘƘŜ /ƛǘȅΩǎ ƻǾŜǊŀƭƭ ǇǊƻƎǊŀƳǎ ŦƻǊ ƘƻǳǎƛƴƎ 
affordability. 
 
Table 2-8 Cost Burden Households (> 30% of household income) 
 Renter Owner 

0-30% 
AMI 

>30-50% 
AMI 

>50-80% 
AMI 

Total 0-30% 
AMI 

>30-50% 
AMI 

>50-80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 2,660 1,880 935 5,475 485 835 760 2,080 

Large Related 1,525 775 299 2,599 85 365 350 800 

Elderly 1,390 365 134 1,889 455 165 155 775 

Other 680 830 465 1,975 40 90 105 235 

Total need by 
income 

6,255 3,850 1,833 11,938 1,065 1,455 1,370 3,890 

Source: Comprehensive Housing Affordability Strategy (CHAS), 2011-2015 
 

Table 2-9 Cost Burden Households (> 50% of household income) 
 Renter Owner 

0-30% 
AMI 

>30-50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 2,355 565 55 2,975 460 615 325 1,400 

Large Related 1,240 200 4 1,444 60 225 75 360 

Elderly 1,045 90 15 1,150 270 60 75 405 

Other 640 435 45 1,120 40 70 65 175 

Total need by 
income 

5,280 1,290 119 6,689 830 970 540 2,340 

Source: Comprehensive Housing Affordability Strategy (CHAS), 2011-2015 

 
Substandard housing 
Housing is considered substandard when conditions are found to be below the minimum standard of living 
conditions defined in Section 17920.3 of the California Health and Safety Code. Households living in 
substandard conditions are considered to be in need of housing assistance, even if they are not seeking 
alternative housing arrangement, due to threat to health and safety. 

 
The City of El Monte has an older housing stock, which has a direct correlation with the amount and 
severity of housing rehabilitation needs. As a general rule, homes older than 30 years generally need 
repairs (e.g., new roof, plumbing, siding, etc.) and in some cases may require lead paint abatement. Homes 
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older than 50 years frequently need new electrical, plumbing, roofing, and other major subsystems. 
Homes older than 70 years, unless regularly maintained, require substantial rehabilitation. Approximately 
80 percent of owner- occupied units and 83 percent of renter- occupied units are more than 30 years old, 
requiring some form of rehabilitation/ maintenance. 

 
Homes built before or after certain dates are indicators of housing quality, because building codes have 
significantly changed over time. For example, homes built after 1971 typically have a greater level of 
seismic reinforcement, since they were built after seismic codes were changed following the Sylmar 
Earthquake. Homes built after 1978 also tend to have the least incidence of lead paint, a known health 
hazard for children. However, in both these cases, homes can be retrofitted to current standards. 
 
According to the 2014-2018 ACS Data, 21,294 or 72 percent of units were built before 1980 and are at risk 
of lead-based paint hazard. Of those units, 8,476 or 70.9 percent of owner-occupied units and 12,819 or 
72.84 percent of renter-occupied units are at risk of lead-based paint hazard, illustrating again that both 
owners and renters are equally vulnerable to LBP hazard. All contractors performing renovation, repair, 
and painting projects that disturb LBP in homes, childcare facilities, and schools built before 1978 must be 
certified and follow specific work standards to prevent lead contamination. 
 
According to the 2013-2017 ACS, 76 units lacked complete plumbing facilities and 237 units lacked 
complete kitchen facilities in El Monte. At least 5 percent of single- and multiple-family homes require 
replacement and 10 percent need major repairs. Among mobile homes, an estimated 25 percent need 
repair or rehabilitation. Illegal garage conversions and second units are a significant issue. Many were built 
without building permits and do not meet current building, health, and safety codes. El Monte also 
understands that some need for an owner or rental rehabilitation may come from accessory dwelling units 
that may have been built without building permits, and do not meet current building, health, and safety 
codes. The City hopes that with recent state legislation passing on accessory dwelling units, residents will 
have an easier process to legalize their secondary units or build secondary units. 
 
Overcrowding 

 
A persistent problem affecting fair housing choice is overcrowding. The U.S. Census defines overcrowding 
as at least 1.01 persons per room excluding kitchen, bathrooms, and hallways. Severe overcrowding is 
defined as more than 1.5 persons per room. Overcrowding is often an indicator of households that may 
be financially unable to obtain adequate space for their needs, or households that are required to house 
extended family members. It is not necessarily a reflection of inadequate physical conditions of the 
housing units themselves. ¢ƘŜ ŜȄǘǊŜƳŜƭȅ ƭƻǿπƛƴŎƻƳe group is particularly prone to housing problems 
overcrowding, and thus requires special attention to make sure their fair housing needs are adequately 
addressed. The City is prepared to address these needs on a variety of levels, including its density bonus 
and second unit policies, preservation of Section 8, rehabilitation programs, and to encourage affordable 
housing development and activities.  

 
Overcrowding occurs when a household is unable to afford a unit with suitable space to accommodate 
their household.  Other situations (retirement, children moving back home, loss of job, etc.) can also result 
in housing problems. In these situations, a household can choose to either overpay for housing or find 
roommates in a small unit to afford housing, which can result in overcrowding. Like many other cities in 
California, the cost of housing continues to be a prevalent issue plaguing El Monte residents. hƴŜΩǎ 



City of El Monte Analysis of Impediments to Fair Housing Choice 

 

 

 

 

employment status, age, disability, family type, or other characteristics can lead to a more significant 
burden for payment and overcrowding. 
 
Additionally, severe housing cost burden and overcrowding have a disproportionately greater effect on 
households making 0 - 30 percent AMI. As evidenced in Table 2-10, renters within the 0-30 percent AMI 
bracket, comprise almost half (44 percent) of the renters facing overcrowding.  
 
Table 2-10 Overcrowding (More than one person per room) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Single-family 
households 1,595 985 540 170 3,290 84 200 155 79 518 

Multiple, unrelated 
family households 240 315 330 60 945 0 90 175 175 440 

Other, non-family 
households 35 0 4 0 39 4 0 0 4 8 

Total need by 
income 

1,870 1,300 874 230 4,274 88 290 330 258 966 

  Source: Comprehensive Housing Affordability Strategy (CHAS), 2011-2015 

 
Special Needs Housing 
Special needs refer to the needs of population subgroups that have been identified by HUD as more 
commonly in need of housing assistance than the general population. Due to their economic, social, 
mental, and/or physical conditions, these populations have difficulty finding appropriate housing. These 
groups include: 

 
 The elderly and frail elderly, 
 Persons with disabilities, 
 Persons with HIV/AIDS, 
 Persons with alcohol or drug addictions; and 
 Victims of domestic violence. 

 
Additionally, individual regions often contain specific subgroups that face challenges unique to the region. 
This section is intended to identify the nature and extent of these needs as well as strategies being 
implemented to address these needs. Certain individuals and families in El Monte have greater difficulty 
in finding affordable housing due to their special circumstances. Special circumstances may be related to 
income, family characteristics, medical condition or disability, and/or household characteristics. A major 
emphasis of the Housing Element is to ensure that persons of all walks of life have opportunity to find 
suitable and affordable housing in El Monte. The City of El Monte's Housing Element defines special needs 
groups as the following: senior households, female-headed households, large families, disabled people, 
veterans, homeless people, and farm workers. These populations require housing and service support. 
The table below summarizes these special needs groups in the City and their housing status.  
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Table 2-11 Special Needs Group 
 
Needs Group                                                Housing Needs 

Number Percent of Total 

Senior Households 9,233 31.2% 

Disabled Individuals 11,674 10.1% 

Female Headed Households 5,772 19.4% 

Large Families (with an AMI 
between 0-80%) 

5,650 18.3% 

Veterans 1,655 1.4% 

Homeless People 428 <1% 
Source: Comprehensive Housing Affordability Strategy (CHAS), 2011-2015, American Community Survey, 2014-2018. 

*Note: Percentages may reflect either households or population at an individual level. 
 

Seniors 
Senior households have special housing needs as a result of fixed/limited income, health care costs, and 
disabilities. Because of these needs, seniors often have greater difficulty finding suitable and affordable 
housing. Seniors may need to live near public transit and health care centers. Additionally, some may need 
to live in assisted living housing, have supportive services on-site or housing with handicap accessible 
features. With the aging of the baby boom generation, the number of seniors and elderly residents is 
anticipated to increase.  
 
2014- 2018 !/{ 9ǎǘƛƳŀǘŜǎ ǊŜǇƻǊǘ ǘƘŀǘ мнΦс ǇŜǊŎŜƴǘ ƻŦ 9ƭ aƻƴǘŜΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ср ȅŜŀǊǎ ƻƭŘ ƻǊ older, with 
45.5 percent identified as male and 54.5 percent as female. Senior populations are also the second largest 
group of people living alone when compared to other one-person households, with a total of 1,894 
households. Approximately half of the seniors living on their own are homeowners, while the other half 
are renters.  

 
El Monte operates the Jack Crippen Senior Center, which serves as a meeting place and service center for 
seniors. The City provides property rehabilitation loans and other programs for seniors. The City also 
provides housing options for seniors, including 11 senior housing projects, ten skilled nursing facilities, and 
seven residential care facilities. Many of these projects also have on-site services, including assisted living, 
day care, health care, and other senior services. 
 
Persons with Disabilities 
¢ƘŜ /ƛǘȅΩǎ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ ŘŜŦƛƴŜǎ ŀ disability as having a mental, physical, mobility, or developmental 
disability. According to 2014- 2018 ACS Estimates, among the civilian noninstitutionalized population, 
10.1 percent reported a disability. The likelihood of having a disability varied by age - from 3.5 percent of 
people under 18 years old, to 7.1 percent of people 18 to 64 years old, and to 38.7 percent of those 65 
and over. Disabled persons may earn very low incomes or a fixed income, have higher health costs, and 
are often dependent on supportive services. As a result, supportive housing options, including group 
housing and shared housing, are essential means for meeting the needs of persons with disabilities. These 
housing choices include supportive services onsite to meet the social needs of persons with disabilities as 
well as physical accessibility features to meet the needs of those with mobility limitations. 
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The City enforces disabled accessibility requirements for new housing, allows residents to modify their 
homes to improve accessibility, and provides improvement and rehabilitation grants for homeowners. In 
many cases, however, disabilities could be mental or developmental in nature. For individuals requiring 
more specialized care, the City offers a range of group housing arrangements, including licensed 
community care facilities, alcohol and drug rehabilitation, and skilled nursing facilities. 

 
Persons with Developmental Disabilities 
According to Section 4512 of the 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 mental 
retardation, cerebral palsy, epilepsy, and autism. 

 
Many persons with developmental disabilities can live and work independently within a conventional 
housing environment. Individuals who have more severe disabilities 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 those with developmental 
ŘƛǎŀōƛƭƛǘƛŜǎ ƛǎ ǘƘŜ ǘǊŀƴǎƛǘƛƻƴ ŦǊƻƳ ǘƘŜ ǇŜǊǎƻƴΩǎ ƭƛǾƛƴƎ ǎƛǘǳŀǘƛƻƴ ŀǎ ŀ ŎƘƛƭŘ ǘƻ ŀƴ ŀǇǇǊƻǇǊƛŀǘŜ ƭŜǾŜƭ ƻŦ 
independence as an adult. 

 
The State Department of Developmental Services (DDS) currently provides community-based services to 
approximately 243,000 persons with developmental disabilities and their families through a statewide 
system of 21 regional centers, four developmental centers, and two community-based facilities. The San 
Gabriel/Pomona Regional Center is one of 21 regional centers in the State of California that provides point 
of entry to services for people with developmental disabilities. Information from the San Gabriel/Pomona 
Regional Center provides a closer look at the developmentally disabled population. According to the 
Regional Center, there are approximately 930 individuals (0.8 percent of the total population) diagnosed 
with a cognitive or developmental disability in the City of El Monte. 
 
Large Family Households 
El Monte is predominantly a family community. In recent years, soaring housing prices and rents have 
placed an increasing cost burden on families. Families earning low incomes experience high rates of 
overpayment today. Moreover, the City of El Monte is home to 5,772 female-headed families and 5,650 
families of five or more members who fall in the 0-80 percent AMI bracket. Approximately 29 percent of 
all households in the city had 5 people or more and roughly 15 percent of the households were single 
person households. Single-parent and large households also have critical housing-related needs, with high 
levels of overpayment, lower incomes, and overcrowding. 

 
The housing needs of families have commonalities, such as affordable childcare and affordable housing. 
Many residents rent housing because they cannot afford to buy quality housing. For those who rent, there 
is a limited choice of quality apartments. Similarly, the City does not currently have publicly subsidized 
rental housing for families. Although the County offers about 500 lower income households with rental 
vouchers, the waiting list is three times the number of units available. 
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Veterans 
2013- 2017 ACS Estimates report 1,665 veterans are residing in the City of El Monte. 50.6 percent of El 
Monte's veterans are over the age of 65, and 22.5 percent are between the ages of 35 and 64 years old. 
When looking at race, 62 percent or 1,034 veterans identify as "White alone" and 10 percent as "Asian 
alone." When looking at ethnicity, 50.5 percent or 841 veterans identified as Hispanic or Latino. When 
looking at education status, 34.9 percent of veterans identify as having "some college or associate degree," 
31 percent identify with having a "high school graduate degree," and lastly, 19 percent have a "Bachelor's 
degree or higher."  
 
Considering that рл ǇŜǊŎŜƴǘ ƻŦ 9ƭ aƻƴǘŜΩǎ ǾŜǘŜǊŀƴǎ ŀǊŜ ŀƎŜǎ ср ƻǊ ƻǾŜǊΣ Ƴŀƴȅ ǾŜǘŜǊŀƴǎ ƘŀǾŜ ǎƛƳƛƭŀǊ ƴŜŜŘǎ 
as seniors, including affordable housing, onsite services, proximity to transit and health centers, as well as 
community care and skilled nursing facilities. Many veterans also experience high levels of post-traumatic 
stress disorders, injuries from service, and other conditions that can make it challenging for them to find 
a job post service. Veterans need access to mental health providers, affordable health care facilities, and 
educational advancement and workforce development services.  
Veterans of foreign wars comprise a significant group in El Monte. The housing needs of the armed forces 
extend also to their families living in the states that need to maintain housing. 

 
The Veterans Administration offers programs to help veterans find jobs, modify their homes, and obtain 
counseling and support. Housing programs include the Specially Adapted Housing Grants program, 
Guaranteed Home Loan, Independent Living Program, and the Home Improvement and Structural 
Alterations program. El Monte offers homebuyer down payment assistance and rehabilitation loan 
programs that could also be leveraged with VA programs to improve housing options for veterans. To date, 
Mercy Housing has provided 41 housing units to veterans in El Monte. 

 
Homeless People 
Homelessness remains a significant crisis in California, with Los Angeles County experiencing the most 
significant number of homeless people in the State. El Monte is part of the countywide Los Angeles 
Continuum of Care (LACoC), which is coordinated by the Los Angeles Homeless Services Agency (LAHSA), 
a joint powers authority. LAHSA  works with Cities to provide services throughout the County. According 
to LAHSA, the number of individuals experiencing homelessness in Los Angeles County increased by 44 
percent from 33,243 in 2010 to 58,936 in 2019. Eviction, foreclosure, unemployment, rent increases, and 
ǎǳōǎǘŀƴŎŜ ŀōǳǎŜ ƛǎǎǳŜǎ ŀǊŜ ǎƻƳŜ ǊŜŀǎƻƴǎ ŦƻǊ ǘƘŜ ǊƛǎŜ ƛƴ ƘƻƳŜƭŜǎǎƴŜǎǎ ƛƴ ǘƘŜ /ƻǳƴǘȅΦ DƻǾŜǊƴƻǊ bŜǿǎƻƳΩǎ 
proposed 2020-нм DƻǾŜǊƴƻǊΩǎ .ǳŘƎŜǘ ǿƻǳƭŘ ƻŦŦŜǊ ƳƻǊŜ ǘƘŀƴ Ϸм ōƛƭƭƛƻƴ ǘƻ ŦƛƎƘǘ ƘƻƳŜƭŜǎǎƴŜǎǎΣ ƛƴŎƭǳŘƛƴƎ 
$750 million allocated towards housing and services, and a significant new investment to reform Medi-Cal 
so that health providers transform health care to deliver integrated physical and behavioral health.  
 
Los Angeles County is divided into eight Service Planning Agencies (SPAs). El Monte is located within SPA 
3, which includes the City of Pasadena, Arcadia, Alhambra, Diamond Bar, Pomona, Azusa, Altadena, 
Baldwin Park, and others. According to the 2019 Greater Los Angeles Homeless Count for Service Planning 
Area (SPA) 3, there are a total of 4,489 homeless people.  1,197 (27 percent) are estimated to be sheltered, 
and 3,292 (73 percent) are expected to be unsheltered. The number of homeless people in SPA 3 has 
increased by 25 percent since 2018. It is estimated that approximately 616 (14 percent) are part of a family, 
with a significant increase in percent change from 2018, by 33.6 percent.  
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The LAHSA Homeless Count data reports a decrease in homelessness in El Monte, from 517 people in the 
year 2018 to 428 people in 2019. Health and mental health services are provided to homeless people in El 
aƻƴǘŜ ōȅ ǳǎƛƴƎ ǘƘŜ /ƛǘȅΩǎ ǇƻƭƛŎŜ ŘŜǇŀǊǘƳŜƴǘΣ ŀǎ ǿŜƭƭ ŀǎ ƛǘǎ ¢h¦/I ǇǊƻƎǊŀƳ ŀƴŘ Ih{¢ ǇǊƻƎǊŀƳΦ CŀƳƛƭȅ 
Promise of San Gabriel Valley and Operation Healthy Hearts provide employment services to people who 
are at risk or are currently experiencing homelessness in El Monte. 

Lƴ WǳƴŜ нлмуΣ ǘƘŜ /ƛǘȅ ƻŦ 9ƭ aƻƴǘŜ ŀƭǎƻ ŀŘƻǇǘŜŘ ŀ άtƭŀƴ ǘƻ tǊŜǾŜƴǘ ŀƴŘ /ƻƳōŀǘ IƻƳŜƭŜǎǎƴŜǎǎΦέ tŀǊǘ ƻŦ ǘƘŜ 
plan assesses City-ƭŜǾŜƭ Řŀǘŀ ŦǊƻƳ ǘƘŜ ǊŜƎƛƻƴŀƭ /ƻƻǊŘƛƴŀǘŜŘ 9ƴǘǊȅ {ȅǎǘŜƳ ό/9{ύ ŀōƻǳǘ 9ƭ aƻƴǘŜΩǎ homeless 
population between July 2016 and November 2017Φ ¢ƘŜ Řŀǘŀ ƛƴŘƛŎŀǘŜǎ ǘƘŀǘ рр ǇŜǊŎŜƴǘ ƻŦ ǘƘŜ /ƛǘȅΩǎ 
homeless reported being homeless 1-2 years and 24 percent for two or more years. Additionally, 39 
percent reported chronic health issues related to the liver, kidneys, stomach, lungs, or heart, and 23 
percent reported a mental health issue. The City intends to take that are listed within its Homeless Plan 
include:  

 Explore funding allocations to outreach activities, including to fund prevention services (e.g., 
ǘƘǊƻǳƎƘ [Φ!Φ /ƻǳƴǘȅΩǎ нмм ƘŜŀƭǘƘ ŀƴŘ ƘǳƳŀƴ ǎŜǊǾices program).  

 Explore feasibility of additional services capacity at the shelter site including medical and mental 
health services.  

9ƭ aƻƴǘŜΩǎ Homelessness Plan also ƛƴŎƭǳŘŜǎ ŀ Ǝƻŀƭ ǘƻ άŜȄǇŀƴŘ ŀŎŎŜǎǎ ǘƻ ǿƻǊƪŦƻǊŎŜ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ 
ŜƳǇƭƻȅƳŜƴǘ ǇǊƻƎǊŀƳǎΦέ !Ŏtions for that goal include:  

 Employ CalWORKS-Subsidized Program participants in City assignments. 
 Recruit a percentage of homeless or formerly homeless individuals for City assignments. 
 Engage local business groups, business owners, and those doing business with the City to 

encourage participation in workforce development programs and job placement 
 
Domestic Violence 
People facing domestic violence include those facing dating violence, sexual assault, and stalking. 
According to the National Coalition of Against Domestic Violence, more than 30 percent of women and 27 
percent of men in the State of California have experienced some form of domestic violence in their 
lifetime. Additionally, 2019 LAHSA Homeless Count data identifies that within Service Planning Area (SPA) 
3, where the City of El Monte is located, 38 percent of the homeless population ( over the age of 18) have 
experienced domestic or intimate partner violence, and of that population 9 percent report being 
homeless due to fleeing those forms of violence. The Family Violence Prevention and Services Act (FVPSA), 
the Violence Against Women Act (VAWA), and the Homeless Emergency Assistance and Rapid Transition 
to Housing (HEARTH) Act create federal protections and support lifesaving programs for victims of 
domestic violence, sexual assault, dating violence, and stalking. These advocates identify housing as a 
ǇǊƛƳŀǊȅ ƴŜŜŘ ƻŦ ǾƛŎǘƛƳǎ ŀƴŘ ŀ ŎǊƛǘƛŎŀƭ ŎƻƳǇƻƴŜƴǘ ƛƴ ǎǳǊǾƛǾƻǊǎΩ ƭƻƴƎ-term safety and stability. 
 
Farmworkers 
The State of California also recognizes the special housing needs of farmworkers, in particular migrant 
farm laborers earning very low incomes. The transitory nature of the labor force, the need for affordable 
housing, the unique educational needs, and the impact on the stability ƻŦ ŎƘƛƭŘǊŜƴΩǎ ƭƛǾŜǎ ƳŀƪŜ ǘƘƛǎ ƎǊƻǳǇ 
particularly vulnerable. The State of California also recognizes the special housing needs of farmworkers, 
in particular, migrant farm laborers earning very low incomes.  2013- 2017 ACS Estimates for the workforce 
in the agriculture, forestry, fishing and hunting, and mining industry estimate 345 civilians employed, the 
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majority (68 percent) of whom are male.  Their housing needs can best be met through existing permanent 
affordable rental housing in the community. 

 

Employment Data 
Local economic characteristics, although not directly related to fair housing, influence local housing needs.  
Employment opportunities in El Monte determine, in part, the demand for different types of housing, as 
does the income earned by households. According to the 2014-2018 American Community Survey there 
are approximately 51,496 residents aged 16 or older that are employed and over this five-year period, the 
Cities unemployment rate hovered around 4 percent. However, with significant layoffs from COVID-19 
related shutdowns, the unemployment rate in the City has shot up to 23.4 percent in July 2020.  

 
El Monte has several major employment districtsτFlair Business Park, the Greater 
Downtown, Auto District, and the Northwest Industrial District. Major employers in Flair Park include the 
Wells Fargo Bank, governmental employers (state and county government), Cathay Bank, and others. In 
the Greater Downtown, the major employers include the Superior Court, El Monte school district offices, 
Longo Toyota-Lexus, and other auto dealers. In recent years, however, a significant number of heavy 
manufacturers have left El Monte, particularly from the Northwest Industrial District. Major employers 
that have left El Monte include St. Gobains (glass manufacturer), Crown Plating (metal plating), IƻǿŀǊŘΩǎΣ 
Clayton Industries (boiler manufacturer), and Navcom (defense industry components). Between 2007 and 
2017, the number of manufacturing jobs in the city decreased by 45.9 percent. New or expanded 
ōǳǎƛƴŜǎǎŜǎ ƛƴŎƭǳŘŜ {ŀƳΩǎ /ƭǳōΣ /ŀǘƘŀȅ .ŀƴƪΣ ŀƴŘ ±ƻƴǎΦ Below is occupation data for El Monte. 
 
 
Chart 2-12 Top Jobs by Sector  

 
 
 
 
 
 
 
 
 
 

 
Sources: California Employment Development Department, 2018; InfoGroup; & SCAG 

 
In 2017, the Education sector was the largest job sector, accounting for 27 percent of total jobs in the city. 
Other major sectors included Professional (22.3 percent), Retail (12.5 percent), and Leisure (8.8 percent). 
 

Chart 2-13 Average Annual Salary by Sector 
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Source: California Employment Development Department, 2018. 

 
In 2017, the employment sector providing the highest salary per job in the city was Public Administration 
($93,786). The Leisure/Hospitality sector provided the lowest annual salary per job ($18,510). 
 
 
Chart 2-14 Average Annual Salary 2003-2017 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: California Employment Development Department, 2003-2017 
Note* Dollars are not adjusted for annual inflation. 
 

Average salaries for jobs located in the city increased from $32,872 in 2003 to $44,662 in 2017, a 35.9 
percent gain. 
 

Transit System 
 

Public transit information is important to the Analysis of Impediments to fair housing, as access to public 
transit is of paramount importance to households affected by low incomes and rising housing prices. Public 
transit should link lower-income persons, who are often transit-dependent, to major employers where job 
opportunities exist. Access to employment via public transportation can reduce welfare usage rates and 
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increase housing mobility, which enables residents to locate housing outside of traditionally low- and 
moderate-income neighborhoods. The lack of a relationship between public transit, employment 
opportunities, and affordable housing could impede fair housing choice because persons who depend on 
public transit will have limited choices regarding places to live.  In addition, elderly and disabled persons 
often rely on public transit to visit doctors, go shopping, or attend activities at community facilities.  Public 
transit that provides a link between job opportunities, public services, and affordable housing helps to 
ensure that transit-dependent residents have adequate opportunity to access housing, services and jobs. 

To help implement the vision for a sustainable, transit-oriented future, the Southern California Association 
of Governments (SCAG) is partnering with El Monte to apply for the High Quality Transit Area (HQTA) 
Analysis Project, to develop HQTA Vision Plans that will identify active transportation improvements, 
redevelopment strategies, and implementation plans to help communities take full advantage of the 
transit investment, and tap into regional and state funding opportunities and technical support. The 
overall goal will be to develop plans that reduce greenhouse gas emissions and vehicle miles traveled. 

The City of El Monte operates its own in-town transit system.  Previously known as "the El Monte Trolley 
/ƻƳǇŀƴȅέΣ 9ƭ aƻƴǘŜ ¢Ǌŀƴǎƛǘ ƻǇŜǊŀǘŜǎ ǳƭǘǊŀ-low floor transit buses on five fixed routes that provide 
transportation for residents to most major shopping areas, recreation facilities and most schools within 
the city. The City ƻŦ 9ƭ aƻƴǘŜ /ƻƳƳǳǘŜǊ {ƘǳǘǘƭŜǎ ŀǊŜ aŜǘǊƻƭƛƴƪ άŦǊŜŜ ǘǊŀƴǎŦŜǊέ ŜƭƛƎƛōƭŜ ǊƻǳǘŜǎ ǿƛǘƘ ŀ ǾŀƭƛŘ 
Metrolink Ticket or Pass. ¢ƘŜ /ƛǘȅ Ψǎ ¢ǊŀƴǎǇƻǊǘŀǘƛƻƴ 5ƛǾƛǎƛƻƴ ƻŦŦŜǊǎ ōƻǘƘ ŀ ǎƘŀǊŜŘ ŎǳǊō-to-curb service for 
senior citizens ages 65 and older and/or those who are disabled and live in El Monte, and a fixed-route 
service.  Fare is only .50 cents per ride. Hours of operation are Monday-Friday 6:00 am to 7:15 pm and 
Saturday-Sunday 9:20 am to 6:35 pm. The City of El Monte also provides subsidized bus passes to its 
residents. Below are other transit programs targeting protective classes: 

 
Senior Transportation 
Transportation Service for participants of the Community and Senior Services Division Nutrition Program 
is Monday through Friday at the Jack Crippen Multipurpose Senior Center. Reservations must be made 24 
hours in advance. Transportation for Bingo and other special Community and Senior Services Division 
events are also available. 

 
Dial-A-Ride 
The City of El Monte offers a Dial-A-Ride service for seniors (55 years and older) and disabled residents 
(any age) of El Monte.  ¢Ƙƛǎ ǘǊŀƴǎǇƻǊǘŀǘƛƻƴ ǇǊƻƎǊŀƳ ƛǎ ŀ άǎƘŀǊŜŘ ǊƛŘŜέ ǎŜǊǾƛŎŜΦ ¢ƘŜ 5ƛŀƭ-A-Ride Program 
operates within the city limits of El Monte only, with the exception for medical or governmental 
appointments (within a five-ƳƛƭŜ ǊŀŘƛǳǎύΦ ¢ƘŜ /ƛǘȅ ƻŦ 9ƭ aƻƴǘŜΩǎ 5ƛŀƭ-A-Ride Program is designed to assist 
our senior and disabled residents with their transportation needs. 

 

Section 8 Housing Programs 
 

The Section 8 Housing Choice Voucher program is a rent subsidy program that helps low-income (up to 
50% of AMI) families and seniors pay rents in private units.  Voucher recipients pay a minimum of 30% of 
their income toward their contract rent, and the local housing authority pays the difference through 
federal funds up to the payment standard (fair market rent) established by the housing authority, as 
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shown below in table 2-15.  Any amount in excess of the payment standard is paid by the voucher 
recipient. 
 
Table 2-15 Fair Market Rates and Housing Choice Voucher Payment Standards 

 Studio One BR Two BR Three BR Four BR 

Fair Market 
Rent 

$1,279 $1,517 $1,956 $2,614 $2,857 

Payment 
Standard Range 

$1,151 to 
$1,407 

$1,365 to 
$1,669 

$1,760 to 
$2,152 

$2,353 to 
$2,875 

$2,571 to 
$3,143 

Source: Affordable Housing Online El Monte, 2020. 
https://affordablehousingonline.com/housing-search/California/El-Monte 

On average, Section 8 Housing Choice vouchers pay El Monte landlords $1,000 per month towards rent. 
The average voucher holder contributes $500 towards rent in El Monte. The maximum amount a voucher 
would pay on behalf of a low-income tenant in El Monte, California for a two-bedroom apartment is 
between $1,760 and $2,152 

The City of El Monte does not own public housing. The City works in close collaboration with the Housing 
Authority of Los Angeles County and Baldwin Park Housing Authority to provide public housing within the 
City. El Monte will continue to work independently and closely with the HA and local nonprofits to provide 
assistance to low-income families. As population demographics continue to change, the City will continue 
to work with the county housing authority and local (and regional) nonprofits to develop affordable 
housing projects in El Monte. 

 
The Baldwin Park Housing Authority administers the housing voucher rental choice program for El Monte. 
Funded by the U.S. Department of Housing and Urban Development, the housing voucher program 
extends rental subsidies to very low income households by offering the tenant a voucher that pays the 
difference between the current fair market rent (FMR) established by the housing authority and 30 
ǇŜǊŎŜƴǘ ƻŦ ǘƘŜ ǘŜƴŀƴǘΩǎ ƛƴŎƻƳŜΦ ¢ƘŜ ǾƻǳŎƘŜǊ ƛǎ ŀŎŎŜǇǘŜŘ ƻƴ ŀ ǾƻƭǳƴǘŀǊȅ ōŀǎƛǎ ōȅ ǘƘŜ ƭŀƴŘƭƻǊŘΦ ! ǘŜƴŀƴǘ 
may choose housing that costs more than the FMR if the tenant pays the extra rent. In some cases, rental 
assistance is needed on a shorter-term basis to prevent homelessness. In these cases, the City also 
provides rental assistance to local service agencies. 

 
The HA offer rental assistance in the form of housing vouchers to very low-income households in El Monte. 
However, the waiting list is long and vouchers are available for only one of every three eligible households. 
Seniors and disabled people have preference, but the remaining disproportionate need is for affordable 
rental housing for families with children. El Monte has a severe need for subsidized apartments suitable 
for families with children. 

 
Affordable Housing Projects 
Apartment projects can receive housing assistance from a variety of sources to ensure that rent is 
affordable for lower-income households.  In exchange for public assistance, owners are typically required 
to reserve a portion or all of the units as affordable housing for lower-income households.  The length-of-
use restrictions are dependent on the funding program. 

https://affordablehousingonline.com/housing-search/California/El-Monte
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El Monte has 21 affordable housing projects, shown below, that provide subsidized, low-cost housing for 
more than 1,100 renter households. Table 2-16 summarizes publicly subsidized affordable rental housing 
projects in El Monte. 

 
Table 2-16 Affordable Housing Projects 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
Source: City of El Monte, 2019. 

 
Upcoming Affordable Housing Project:  

 Baldwin Rose - Mercy Housing 4102-4156 Baldwin Avenue El Monte, CA 91731 ~ 54 Total Units (22 
units reserved for Veteran households experiencing homelessness, and 32 units for low income 
Veteran households) 

 
 
Map 2-17 of Affordable Housing Projects 
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Source: City of El Monte, 2019. 
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A key aspect of fair housing choice is equal access to credit for the purchase or improvement of a home.  
Lending policies and requirements related to credit history, current credit rating, employment history, and 
the general character of applicants permit lenders to use a great deal of discretion and in the process deny 
loans even though the prospective borrower would have been an acceptable risk.  This section reviews 
the lending practices of financial institutions and the access to home loans for ethnic minorities of all 
income groups. 

 

Background 
 

Discriminatory practices in home mortgage lending have evolved in the past five to six decades.  In the 
1940s and 1950s, racial discrimination in mortgage lending was easy to spot.  From government-sponsored 
racial covenants to the redlining practices of private mortgage lenders and financial institutions, ethnic 
minorities were denied access to home mortgages in ways that severely limited their ability to purchase a 
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home.  During the rise of the subprime loan market,2 discriminatory lending practices became more 
subtle.  By employing high-pressure sales practices and deceptive tactics, some mortgage brokers pushed 
minority borrowers into high-cost subprime mortgages that were not well suited to their needs and led to 
financial problems.  According to 2007 HMDA data, four of every ten home purchase mortgages issued to 
minorities in 2006 were subprime loans - twice the number of subprime loans issued to White borrowers.  
The pattern and trend of subprime rate lending led to high-cost (subprime) loans and foreclosures being 
concentrated in low-income minority neighborhoods.3 

 

Legislative Protection 
 

In the past, fair lending practices were not always employed by financial institutions.  Credit market 
distortions and other activities such as redlining prevented some groups from enjoying equal access to 
credit.  The passage of the Community Reinvestment Act (CRA) in 1977 was designed to improve access 
to credit for all members of the community.  The CRA is intended to encourage regulated financial 
institutions to help meet the credit needs of entire communities, including low- and moderate-income 
neighborhoods.  TƘŜ /w! ǊŜǉǳƛǊŜǎ ǘƘŀǘ ŜŀŎƘ ƛƴǎǳǊŜŘ ŘŜǇƻǎƛǘƻǊȅ ƛƴǎǘƛǘǳǘƛƻƴΩǎ ǊŜŎƻǊŘ ƛƴ ƘŜƭǇƛƴƎ ƳŜŜǘ ǘƘŜ 
credit needs of its entire community be evaluated periodically.  That record is taken into account in 
ŎƻƴǎƛŘŜǊƛƴƎ ŀƴ ƛƴǎǘƛǘǳǘƛƻƴΩǎ ŀǇǇƭƛŎŀǘƛƻƴ ŦƻǊ ŘŜǇƻǎƛǘ ŦŀŎƛƭƛǘƛŜǎΣ ƛƴŎƭǳŘƛƴƎ ƳŜǊƎŜǊǎ ŀƴŘ ŀŎǉǳƛǎƛǘƛƻƴǎΦ 

 
In tandem with the CRA, HMDA, initially enacted in 1975 and substantially expanded in 1989, required 
banks to disclose detailed information about their mortgage lending.  The law aimed to curb discrimination 
in such lending and to create more equal opportunity to access credit.  The disclosure requirement 
compelled banks, savings and loan associations and other lending institutions to report annually the 
amounts and geographical distribution of their mortgage applications, origins, and purchases 
disaggregated by race, gender, annual income and other characteristics.  The data, collected and disclosed 
by the Federal Financial Institutions Examination Council (FFIEC), were made available to the public and 
to financial regulators to determine if lenders were serving the housing needs of the communities where 
they were located. 

 
The FFIEC data provide some insights regarding the lending patterns that exist in a community.  However, 
the data are only an indicator of potential problems; the data lack the financial details of the loan terms 
to enable definite conclusions about redlining or discrimination. 

 

Availability of Financing 

 
Mortgage interest rates have a large influence over the affordability of housing. Increases in interest rates 
decrease the number of persons able to afford a home purchase. Decreases in interest rates result in more 
potential homebuyers introduced into the market. 

 
National policies and economic conditions determine interest rates, and there is little that local 
governments can do to affect these rates. WǳǊƛǎŘƛŎǘƛƻƴǎ ŎŀƴΣ ƘƻǿŜǾŜǊΣ άƭŜǾŜǊŀƎŜέ ŦǳƴŘǎ ōȅ ƻŦŦŜǊing interest 

 
2TD Bank Corp. (2007, April 30). A Primer on the U.S. Sub-Prime Market. The subprime mortgage market ballooned in 2005 and 
2006 to 20 percentï25 percent of all new mortgages, capturing more than twice the market share seen over the prior 10 years. 
3Joint Center for Housing Studies of Harvard University. (2009). The State of the Nationôs Housing 2009. 
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rate write-downs to extend home purchase opportunities to lower income households. In addition, 
government insured loan programs may be available to reduce mortgage down payment requirements. 

 
First time homebuyers are the most impacted by financing requirements. As of January 2020, mortgage 
interest rates for new home purchases in California ranged from 2.88% - 5.88% with an average rate of 
3.41% for a fixed rate 15-year mortgage. Lower initial rates may be available with Graduated Payment 
Mortgages (GPMs), Adjustable Rate aƻǊǘƎŀƎŜǎ ό!waΩǎύΣ ŀƴŘ .ǳȅ-Down Mortgages. However, variable 
interest rate mortgages on affordable homes may increase to the point that interest rates exceed the cost 
of living adjustments, which is a constraint on affordability. Although interest rates are currently low, they 
can change significantly and substantially impact the affordability of the housing stock. 

 
Interest rates in 2020 are not a constraint to affordable housing; however more strict lending standards 
could pose a constraint to affordable housing. An increase of one percentage point can make a monthly 
payment out of reach for many lower income households. As such, financing for long term mortgages is 
generally available in El Monte, subject to normal underwriting standards. 

 
A more critical impediment to homeownership involves both the affordability of the housing stock and 
the ability of potential buyers to fulfill down payment requirements. Typically, conventional home loans 
will require 80% loan-to-value and represents the largest constraint to homebuyers. Other programs, such 
as those for first-time homebuyers, can find down payment requirements between 5% and 20%.  

 
One of the greatest impediments to homeownership, however, is credit worthiness. According to the 
Federal Housing Authority, lenders ŎƻƴǎƛŘŜǊ ŀ ǇŜǊǎƻƴΩǎ ŘŜōǘ-to-income ratio, cash available for down 
payment, and credit history, when determining a maximum loan amount. Many financial institutions are 
willing to significantly decrease down payment requirements and increase loan amounts to persons with 
good credit rating. Persons with poor credit ratings may be forced to accept a higher interest rate or a loan 
amount insufficient to purchase a house. Poor credit rating can be especially damaging to lower-income 
residents, who have fewer financial resources with which to qualify for a loan. The FHA is generally more 
flexible than conventional lenders in its qualifying guidelines and allows many residents to re-establish a 
good credit history. 

 
Under the Home Mortgage Disclosure Act (HMDA), lending institutions are required to report lending 
activity by census tract. The data blow in Table 3-1 presents the disposition of home conventional home 
purchase loan applications in 2016 by income of the applicants for the Los Angeles ς Long Beach ς Glendale 
MSA, which includes the City of El Monte. Table 3-2 Summarizes the findings.  
 
Table 3-1 Disposition of Conventional Home Purchase Loan Applications 

Race >50% MSA 
Median 

50-79% MSA 
Median 

80-99% MSA 
Median 

100-119% MSA 
Median 

120% or More of 
MSA Median 

Loans Applications Originated Applications Originated Applications Originated Applications Originated Applications Originated 

American Indian 3 0 18 5 34 17 33 26 165 108 

Asian 157 74 621 407 845 600 1,093 768 11,183 7,906 
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Black 30 11 170 73 261 134 286 182 1,540 971 

Native Hawaiian 9 2 30 15 26 17 36 24 314 217 

White 545 213 2,039 1,103 2,732 1,758 3,138 2,124 33,621 32,845 

2 or More Minority 
Races 

0 0 4 2 4 4 2  58 37 

Joint 
(White/Minority 
Race) 

3 1 19 10 38 24 50 39 1,906 1,356 

Race Not Available 80 21 305 134 420 236 507 317 7334 4,822 

Home Mortgage Disclosure Act (HMDA), Accessed in July 2020. 
bƻǘŜΥ άhǊƛƎƛƴŀǘŜŘέ ǊŜŦŜǊǎ ǘƻ ƭƻŀƴǎ ŀǇǇǊƻǾŜŘ ōȅ ǘƘŜ ƭŜƴŘŜǊ ŀƴŘ ŀŎŎŜǇǘŜŘ ōȅ the applicant. 

 
Table 3-2 Summary of Conventional Home Purchase Loan Applications 

Applicant Income Total Applications Percent Originated Percent Denied 
Very Low Income (<50% 
MSA/MD Median) 

827 39% 36% 

Low Income (50-80 MSA/MD 
Median) 

3,206 55% 20% 

Moderate Income (80-120% 
MSA/MD Median) 

9,505 66% 12% 

Upper Income (>120% 
MSA/MD Median) 

56,121 70% 10% 

Source: Home Mortgage Disclosure Act (HMDA), Accessed in July 2020. 

 
In total 72,290 applications were received, and 49,217 conventional home purchase loans were issued in 
2016. The data includes purchases of one to four-unit homes as well as manufactured homes. Over 75% 
of the loan applications were received from upper-income households or above (earning greater than 
120% of Median Family Income [MFI]). The overall loan origination rate decreased as income decreased.  

 
The availability of financing in a community depends on a number of factors, including the type of lending 
institutions active in the community, lending practices, rates and fees charged, laws and regulations 
governing financial institutions, and equal access to those institutions.  Through analysis of HMDA data on 
the disposition of residential loan applications, an assessment can be made of the availability of residential 
financing within a community. 

 
Under HMDA, lending institutions are required to disclose information on the disposition of loan 
applications as well as the income, gender, and race of loan applicants. 

 

Subprime Lending 
According to the Federal Reserve, prime mortgages are offered to persons with excellent credit and 
employment history and income adequate to support the loan amount.  Subprime loans are loans to 
borrowers who have less-than-perfect credit history, poor employment history, or other factors such as 
limited income.  By providing loans to those who do not meet the credit standards for borrowers in the 
prime market, subprime lending can and does serve a critical role in increasing levels of homeownership.  
Households that are interested in buying a home but have blemishes in their credit record, insufficient 
credit history, or nontraditional sources of income might otherwise be unable to purchase a home.  The 
subprime loan market offered these borrowers opportunities to obtain loans that they would be unable 
to realize in the prime loan market. 



City of El Monte Analysis of Impediments to Fair Housing Choice 

 

 

 

 

 
Subprime lenders generally have interest rates that are higher than those in the prime market and often 
lack the regulatory oversight required for prime lenders because they are not owned by regulated financial 
institutions.  In the past decade, however, many large and well-known banks became involved in the 
subprime market either through acquisitions of other firms or by directly initiating loans that were 
subprime. 

Most subprime loans provide families with payments for the first couple oŦ ȅŜŀǊǎ ŀǘ ŀ ƭƻǿ άǘŜŀǎŜǊέ ǊŀǘŜΦ  
After that, the loans reset every six months or year to a higher, fully indexed rate, which can cost 
borrowers hundreds of extra dollars each month.4  This extra expense has increased the housing cost 
burden of many families and ultimately resulted in foreclosed homes for many. 

Although subprime lending cannot in and of itself be equated with predatory lending, studies have shown 
a high incidence of predatory lending in the subprime market.5  Unlike in the prime lending market, overly 
high approval rates in the subprime market are a potential cause for concern when the target clients are 
considered high-risk.  Many large banks have also been involved in the subprime market but are not 
identified as subprime lenders exclusively.  The FFIEC data does not provide information on which loans 
were subprime loans.  As such, analysis on this topic is difficult. 

 
Predatory Lending 
With an active housing market, potential predatory lending practices by financial institutions could arise.  
Predatory lending involves abusive loan practices usually targeting minority homeowners or those with 
less-than-perfect credit histories.  The predatory practices typically include high fees, hidden costs, 
unnecessary insurance, and larger repayments due in later years.  One of the most common predatory 
lending practices is placing borrowers into higher interest rate loans than called for by their credit status.  
Although the borrowers may be eligible for loans in the prime market, they are directed into more 
expensive and higher fee loans in the subprime market.  In other cases, fraudulent appraisal data is used 
to mislead homebuyers into purchasing overvalued homes, or fraudulent or misrepresented financial data 
is used to encourage homebuyers into assuming a larger loan than can be afforded.  Both cases almost 
inevitably result in foreclosure. 

 
In recent years, predatory lending has also penetrated the home improvement financing market.  Seniors 
and ethnic minority homeowners are the usual targets.  In general, home improvement financing is more 
difficult to obtain than home purchase financing.  Many homeowners have a debt-to-income ratio that is 
too high to qualify for home improvement loans in the prime market and become targets of predatory 
lending in the subprime market.  Seniors are often swindled into installing unnecessary devices or making 
unnecessary improvements that are bundled with unreasonable financing terms. 

 
Predatory lending is a growing fair housing issue.  Predatory as well as discriminatory lending is addressed 
under the Fair Housing Act of 1968, which requires equal treatment in the terms and conditions of housing 

 

4Christie, L. (2007, March ). Subprime risk: Most vulnerable markets:2.2 million homeowners are endangered by the subprime crisis. Which markets may be hardest hit? CNN Money. 
5California Reinvestment Committee. (2001, November). {ǘƻƭŜƴ ²ŜŀƭǘƘΥ LƴŜǉǳƛǘƛŜǎ ƛƴ /ŀƭƛŦƻǊƴƛŀΩǎ {ǳōǇǊƛƳŜ aƻǊǘƎŀƎŜ aŀǊƪŜǘ. 
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opportunities and credit regardless of race, religion, color, national origin, family status. or disability.  This 
applies to loan originators as well as the secondary market.  The Equal Credit Opportunity Act of 1972 
requires equal treatment in loan terms and availability of credit for all of the above categories, as well as 
age, sex and marital status.  Lenders that engage in predatory lending would violate these acts if they were 
to target ethnic minority or elderly households to buy higher-priced and unequal loan products, treat loans 
for protected classes differently than those of comparably creditworthy White applicants, or have policies 
or practices that have a disproportionate effect on the protected classes. 

 
Data available to investigate the presence of predatory lending are extremely limited.  At present, the 
FFIEC data are the most comprehensive available for evaluating lending practices.  However, as discussed 
before, the FFIEC data lack the financial details of the loan terms to conclude any kind of predatory lending.  
Efforts at the national level for increased reporting requirements in order to curb predatory lending are 
ongoing. 

 
Predatory lending and unsound investment practices have resulted in a credit crunch that has spread well 
beyond the housing market and is now affecting the cost of credit for local government borrowing, as well 
as local property tax revenues.  To curb the future negative impact of predatory lending, in June 2009 the 
Governor of California in June 2009 signed into law Assembly Bill 260, reforming mortgage lending and 
specifically banning predatory lending practices.  The legislation created a fiduciary duty standard for 
mortgage brokers, eliminated compensation incentives that encourage the steering of borrowers into 
risky loans, and established regulations on prepayment penalties.6 
 
State and Federal Programs 
¢ƘŜ CŜŘŜǊŀƭ άaƻǊǘƎŀƎŜ wŜŦƻǊƳ ŀƴŘ !ƴǘƛ-tǊŜŘŀǘƻǊȅ [ŜƴŘƛƴƎ !Ŏǘ ƻŦ нллтέ όIΦwΦ офмрύ ŜǎǘŀōƭƛǎƘŜǎ ǊŜŦƻǊƳǎ 
to protect consumers from predatory lending practices.  The Act creates a licensing system for residential 
mortgage loan originators, establishes a minimum standard requiring that borrowers have a reasonable 
ability to repay a loan, and attaches a limited liability to secondary market securities. The Act also expands 
ŎƻƴǎǳƳŜǊ ǇǊƻǘŜŎǘƛƻƴǎ ŦƻǊ άƘƛƎƘ-Ŏƻǎǘ ƭƻŀƴǎΣέ ƛƴŎƭǳŘŜǎ ǇǊƻǘŜŎǘƛƻƴǎ for renters of foreclosed homes, and 
establishes an Office of Housing Counseling through HUD. 
 
In February 2011, CalHFA launched the Keep Your Home California program using $2 billion in federal 
funds from the 2008 rescue of the financial system. State officials hope to fend off foreclosure for about 
95,000 borrowers and provide moving assistance to about 6,500 people who do lose their homes. As of 
April 2014, over 38,500 applicants had qualified for assistance. The program is limited to low and 
moderate-income households (up to 120 percent AMI), and the maximum benefit is $100,000 for any 
household.   

In February 2012, President Obama obtained approval from the U.S. Congress for $5 to $10 billion in 
financial aid to assist approximately 3.5 million distressed homeowners refinance debt-ridden mortgages.  
¢ƘŜ ǇǊƻǇƻǎŜŘ ǇǊƻƎǊŀƳ ƛǎ ǘŀǊƎŜǘŜŘ ǘƻ άǳƴŘŜǊǿŀǘŜǊέ ƘƻƳŜƻǿƴŜǊǎ ǘƘŀǘ ƘŀǾŜ ǎǘŀȅŜŘ ŎǳǊǊŜƴǘ ƻƴ ǘƘŜƛǊ 
mortgage payments but are unable to refinance under historically low interest rates as they owe more on 
their mortgage than their home is worth.  Unlike the current federal Making Your Home Affordable 
programs that require loans to be backed or owned by Fannie Mae, Freddie Mac or FHA, the new program 

 
6State of California, AB 260 
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would be expanded to underwater homeowners whose loans are owned by banks or investors.  Eligibility 
under the program includes: 

¶ Six months of current on mortgage payments, with no more than one missed payment in the 
previous six months; 

¶ Minimum credit score of 580; 

¶ No more than 40 percent underwater on the loan; and 

¶ LimiǘŜŘ ǘƻ ƳƻǊǘƎŀƎŜǎ ōŜƭƻǿ CI!Ωǎ ŎƻƴŦƻǊƳƛƴƎ ƭƻŀƴ ƭƛƳƛǘǎ όϷтнфΣтрл ƛƴ {ƻǳǘƘŜǊƴ /ŀƭƛŦƻǊƴƛŀύΦ 

The California Homeowners Bill of Rights, signed into law by Governor Jerry Brown, went into effect in 
January 2013.  According to former Attorney General Kamala Harris, the Bill of Rights "prohibits a series 
ƻŦ ƛƴƘŜǊŜƴǘƭȅ ǳƴŦŀƛǊ ōŀƴƪ ǇǊŀŎǘƛŎŜǎ ǘƘŀǘ ƘŀǾŜ ƴŜŜŘƭŜǎǎƭȅ ŦƻǊŎŜŘ ǘƘƻǳǎŀƴŘǎ ƻŦ /ŀƭƛŦƻǊƴƛŀƴǎ ƛƴǘƻ ŦƻǊŜŎƭƻǎǳǊŜΦέ  
This legislation will make the mortgage and foreclosure process fairer and more transparent, which will 
benefit homeowners, their community, and the housing market as a whole.  The primary tenets of the 
Homeowners Bill of Rights include: 

¶ Restriction of Dual-Tracking - Dual tracking is when a lender proceeds in taking two 
simultaneous, yet inconsistent actions against a borrow, in this case, the foreclosure process 
and loan modification review. 

¶ Single Point of Contact - Guarantees borrowers a single point of contact at their lender/servicer 
in regard to the foreclosure process or loan modification process. 

¶ Ending "Robo-Signing" - Requiring a live person to verify whether a bank has the right to 
foreclose before foreclosure proceedings can begin. 
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Public policies established at the state, regional and local levels can affect housing development and 
therefore could have an impact on the range of housing choices available to residents.  This section 
discusses the various public policies that might influence fair housing choice in the city of El Monte. 

 

Public Policy 
Public policies established at the state, regional and local levels can affect housing development and 
therefore could have an impact on the range of housing choices available to residents.  This section 
discusses the various public policies that might influence fair housing choice in the City of El Monte. 

 
Land use policies are fundamental to ensuring housing opportunities.  The El Monte General Plan and the 
Zoning Ordinance regulate the amount, location, type and density of housing in the City of El Monte.  Land 
use policies that do not promote a variety of housing options can impede housing choice. 
 
Development standards include zoning ordinances, subdivision ordinances, and building code 
requirements.  The most far-ǊŜŀŎƘƛƴƎ ŎƻƴǎǘǊŀƛƴǘǎ ŀǊŜ ǘƘƻǎŜ ŎƻƴǘŀƛƴŜŘ ƛƴ ŀ ŎƛǘȅΩǎ ȊƻƴƛƴƎ ƻǊŘƛƴŀƴŎŜΣ ǿƘƛŎƘ 
is the most traditional tool used by a local jurisdiction to regulate the use of private land.  Zoning regulates 
the use; density; floor area; setbacks; parking; and placement and mix of residential, commercial, and 
ƛƴŘǳǎǘǊƛŀƭ ǇǊƻƧŜŎǘǎ ǘƻ ǊŜŦƭŜŎǘ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ŘŜǾŜƭƻǇƳŜƴǘ Ǝƻŀƭǎ ŀƴŘ ƻōƧŜŎǘƛǾŜǎΦ 

 
Housing Element 
The Housing Element is one of seven mandated elements of El MonteΩǎ DŜƴŜǊŀƭ tƭŀƴΦ  9ƴŀŎǘŜŘ ƛƴ мфсфΣ 
and revised in 2008 by Senate Bill Number 2, housing element law requires that local governments 
adequately plan to meet the existing and projected housing needs of all economic segments of their 
community. 
 
Assembly Bill 686 (AB 686) which became law January 1, 2019 creates a duty to affirmatively further fair 
housing (AFFH) by requiring all federal agencies, including HUD, and their funding recipients to take steps 
to proactively address segregation in programs and activities related to housing and community 
development. In 2015, HUD issued a regulation requiring local governments receiving federal funds (e.g., 
Community Development Block Grants) and public housing authorities to complete an Assessment of Fair 
Housing as a condition of receiving HUD funds. The regulation required local governments and housing 
authorities to identify the policies, practices, or conditions that shaped disparities in access to housing and 
broader opportunities experienced by communities of color, persons with disabilities, and other groups 
ǇǊƻǘŜŎǘŜŘ ōȅ ǘƘŜ CŀƛǊ IƻǳǎƛƴƎ !Ŏǘ όάǇǊƻǘŜŎǘŜŘ ƎǊƻǳǇǎέύΦ aƻǊŜ ƛƳǇƻǊǘŀƴǘly, the regulation mandated that 
local governments and housing authorities identify meaningful goals to address the impacts of systemic 
issues such as residential segregation, housing cost burden, and unequal educational or employment 
opportunities to the extent these issues create and/or perpetuate discrimination against protected 
groups. 
 
!ŎŎƻǊŘƛƴƎ ǘƻ /ŀƭƛŦƻǊƴƛŀ ǎǘŀǘŜ ƭŀǿΣ ǘƘŜ ƘƻǳǎƛƴƎ ŜƭŜƳŜƴǘ ƻŦ ŀƴȅ ŎƻƳƳǳƴƛǘȅΩǎ ƎŜƴŜǊŀƭ Ǉƭŀƴ ƛǎ ǊŜǉǳƛǊŜŘ ǘƻ ōŜ 
ǊŜǾƛŜǿŜŘ ōȅ ǘƘŜ ǎǘŀǘŜΩǎ IƻǳǎƛƴƎ ŀƴŘ /ƻƳƳǳƴƛǘȅ 5ŜǾŜƭƻǇƳŜƴǘ όI/5ύ to assure compliance with housing 
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laws.  An important criterion of HCD approval of any housing element includes a determination that the 
ƭƻŎŀƭ ƧǳǊƛǎŘƛŎǘƛƻƴΩǎ ǇƻƭƛŎƛŜǎ Řƻ ƴƻǘ ǳƴŘǳƭȅ ŎƻƴǎǘǊŀƛƴ ǘƘŜ ƳŀƛƴǘŜƴŀƴŎŜΣ ƛƳǇǊƻǾŜƳŜƴǘ ŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ŀ 
variety of housing choices for all income levels. 
 
The current El Monte Housing Element identifies strategies and programs that focus on: 

 Promoting sufficient housing to meet the diverse housing needs of all economic segments of the 
present and future City of El Monte; 

 Preserving existing housing stock within areas for which a desirable living environment can be 
provided; to promote conversion of such residential areas for which a desirable living environment 
cannot be sustained; and 

 Providing adequate shelter opportunities and assistance programs for those families and 
individuals who are either homeless or are at risk of becoming homeless. 

 
To implement these policies, the Housing Element contains different housing programs designed to 
ǎǳǇǇƻǊǘ ŀƴŘ ƛƳǇƭŜƳŜƴǘ ǘƘŜ /ƛǘȅΩǎ Ƙƻusing goals.  Where relevant to this Analysis of Impediments Report, 
housing programs which affect fair housing are described. 

 
Regional Housing Needs Assessment (RHNA) 
¢ƘŜǎŜ Ǝƻŀƭǎ ŀŎŎƻƳƳƻŘŀǘŜ ǘƘŜ /ƛǘȅΩǎ ŘŜǎƛƎƴŀǘŜŘ wŜƎƛƻƴŀƭ IƻǳǎƛƴƎ bŜŜŘǎ Assessment (RHNA) allocation.  
The RHNA is not a mandate to construct the full number of housing units assigned to the jurisdiction.  
IƻǿŜǾŜǊΣ ǘƘŜ /ƛǘȅ ƛǎ ƻōƭƛƎŀǘŜŘ ǘƻ ƳŀƪŜ ŀ άƎƻƻŘ ŦŀƛǘƘ ŜŦŦƻǊǘέ ǘƻ ŀŎŎƻƳƳƻŘŀǘŜ ǘƘŜ wIb! ƘƻǳǎƛƴƎ ƴŜŜŘǎΣ 
and that the zoning code is permissive with respect to allowing construction of a variety of housing types 
to meet the special needs of the population. 

 

¢ƘŜ wIb! ŜǎǘŀōƭƛǎƘŜǎ ǘǿƻ ƛƳǇƻǊǘŀƴǘ ǇŀǊŀƳŜǘŜǊǎ ŦƻǊ ŦǳǘǳǊŜ ǇƭŀƴƴƛƴƎΥ ǘƘŜ άǎƘƻǊǘ-term housing 
ŎƻƴǎǘǊǳŎǘƛƻƴ ƴŜŜŘέ ŘǳǊƛƴƎ ǘƘŜ Ǉƭŀƴning period which consists of the level of construction necessary to 
meet the housing needs of the projected population growth for the jurisdiction and takes into account 
adjustments to meet desired vacancy rates and anticipated housing demolitions; and thŜ άŦŀƛǊ ǎƘŀǊŜ 
ŘƛǎǘǊƛōǳǘƛƻƴ ƻŦ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ŀƳƻƴƎ ƛƴŎƻƳŜ ƎǊƻǳǇǎΣέ ǿƘƛŎƘ ƛǎ ǘƘŜ ŦǳǘǳǊŜ ƘƻǳǎƛƴƎ ƴŜŜŘ ŦƻǊ ǘƘŜ ǇƭŀƴƴƛƴƎ 
period distributed among the four income categories of very-low, low, moderate and above-moderate 
income. 

 
Every five years, California law requires cities to plan to accommodate population and employment growth 
in their community through implementing responsive housing policies and programs. To assist in that 
effort, the Southern California Association of Governments (SCAG) prepares housing construction needs 
goals for each city in southern California as part of the Regional Housing Needs Assessment (RHNA). All 
local governments, including El Monte, are required to set aside sufficient land, adopt programs, and 
provide funding, to the extent feasible, to facilitate and encourage housing production commensurate 
with that need. 

 
¢ƻǘŀƭ άƘƻǳǎƛƴƎ ŎƻƴǎǘǊǳŎǘƛƻƴ ƴŜŜŘέ ŎƻƳǇǊƛǎŜǎ ǘƘǊŜŜ ŎƻƳǇƻƴŜƴǘǎΥ мύ ǘƘŜ ƴǳƳōŜǊ ƻŦ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ƴŜŜŘŜŘ 
to accommodate future population and employment growth; (2) an additional allowance to allow for the 
replacement of demolished units and normal vacancy rates; and (3)a fair adjustment that determines 
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housing need by different affordability levels. The following discusses the specifics of each factor in El 
Monte. 

 
Population and Job Growth 
The first component of construction need represents the number of units needed to accommodate new 
ƘƻǳǎŜƘƻƭŘǎ ŦƻǊƳƛƴƎ ŀǎ ŀ ǊŜǎǳƭǘ ƻŦ ǇƻǇǳƭŀǘƛƻƴ ŀƴŘ ŜƳǇƭƻȅƳŜƴǘ ƎǊƻǿǘƘΦ 9ƭ aƻƴǘŜΩǎ ƘƻǳǎƛƴƎ ƴŜŜŘ ƛǎ ōŀǎŜŘ 
ƻƴ {/!DΩǎ regional growth forecast adopted in the 2012-2035 Regional Transportation Plan (RTP). The 
household growth component is determined by calculating the expected population growth that will occur 
in El Monte from 2014 to 2021. The majority of population growth will occur as a result of housing projects 
built in the downtown, along corridors, and as infill within neighborhoods. Job growth is an important 
factor because it creates an additional demand for new housing in a community. The RTP projects that El 
MonǘŜΩǎ Ƨƻō ōŀǎŜ ǿƛƭƭ ƛƴŎǊŜŀǎŜ ōȅ нΣллл Ƨƻōǎ ƻǾŜǊ ǘƘŜ ƴŜȄǘ нл ȅŜŀǊǎΦ  
 
¢ƘŜ /ƛǘȅΩǎ General Plan projects growth in the El Monte Gateway, Flair Business Park, Northwest Industrial 
District, and El Monte Downtown. The El Monte Gateway EIR projects an increase of 2,500 to 3,000 new 
jobs over buildout, with much larger increases slated for Flair Park and Northwest Industrial District. 

 
Housing Factors 
The RHNA goal for new construction incorporates additional units to accommodate two factors in the 
housing market. First, the housing market requires a certain number of vacant units to allow for sufficient 
choice for consumers, maintain rents and prices at adequate levels, and encourage normal housing 
maintenance and repair. For the latest RHNA cycle in the SCAG ǊŜƎƛƻƴΣ άƘŜŀƭǘƘȅ ƳŀǊƪŜǘ ǾŀŎŀƴŎȅέ ǊŀǘŜǎ 
were estimated to be 1.5% for owner occupied housing and 4.5% for rental housing. 
 
SCAG also adjusts the construction need goal to replace housing units lost from residential uses. Over 
time, the City of El Monte can expect that a certain number of housing units will be lost due to demolition, 
fire, conversion to nonresidential uses, recycling to other uses, or a variety of other reasons. Therefore, 
{/!D ŀŘƧǳǎǘǎ ǘƘŜ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ ǇǊƻŘǳŎǘƛƻƴ Ǝƻŀƭǎ ōȅ ŀ ǎǘŀƴŘŀǊŘ άǊŜǇƭŀŎŜƳŜƴǘ ŦŀŎǘƻǊΣέ ǿƘƛŎƘ ƛǎ ōŀǎŜŘ ƻƴ 
the historical rate of units lost to demolition in each community. 
 
Fair Share Factor 
9ƭ aƻƴǘŜΩǎ ŎƻƴǎǘǊǳŎǘƛƻƴ ƴŜŜŘ ǊŜǇǊŜǎŜƴǘǎ ǘƘŜ ǘƻǘŀƭ ŎƻƴǎǘǊǳŎǘƛƻƴ ƴŜŜŘ ǘƻ ŀŎŎƻƳƳƻŘŀǘŜ ŜȄǇŜŎǘŜŘ 
population and employment growth, while accommodating a normal amount of vacancies and 
replacement units. This need is furthered divided into four household income categories defined by state 
law. These include: 

 Extremely low: households earning 30 percent or less of CMFI, that is, a maximum income of 
$25,300 for a household of four. 

 Very low: households earning 31 to 50 percent of CMFI, or a maximum income of $42,150 for a 
household of four. 

 Low: households earning 51 to 80 percent of CMFI, or a maximum of $67,450 for a four-person 
household. 

 Moderate: households earning 81 to 120 percent of CMFI, or a maximum income of $77,750 for a 
household of four. 

 
California law states that the RHNA is required to avoid or mitigate the overconcentration of income 
groups in a jurisdiction to achieve its objective of increasing supply and mix of housing types, tenure, and 
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affordability in an equitable manner. In theory, the idea is to require jurisdictions with a smaller proportion 
of lower income units to provide a larger share of those units as part of their construction need to 
compensate for other jurisdictions that already accommodate more than their fair share. SCAG adopted 
a regional policy that each city move 110 percent toward the county income distribution in each income 
category. Table 4-1 below ǇǊŜǎŜƴǘǎ 9ƭ aƻƴǘŜΩǎ wŜƎƛƻƴŀƭ IƻǳǎƛƴƎ bŜŜŘǎ !ƭƭƻŎŀǘƛƻƴ ŦƻǊ ǘƘŜ period of 2014 
to 2021. 
 
Table 4-1 RHNA Allocations by Income Category 

Household Income Levels Percent of CMFI RHNA for 2014-2021 
Very Low Less than 50% 529 

Low 50% to 80% 315 

Moderate 81% to 120% 352 

Above Moderate  Over 120% 946 

Total  2,142 

  Source: City of El Monte Annual Housing Report, 2019.   
  

The City has taken proactive measures to construct market-rate and affordable units to meet their RHNA 
housing goals. A total of 168 dwelling units were completed in 2019 and it is projected that a total of 935 
additional units will need to be produced between 2020 and 2021 in order to meet the RHNA goals. The 
units for 2019 include several major projects such as the Baldwin/Rose Project (55 low/very low-income 
units) and portions of the Santa Anita/Owens (40 townhouse units) project. Furthermore, a number of 
residential projects were approved with entitlements during the same period. However, these units will 
not be added to the totals until building permits have been issued. Table 4-2 lists the number affordable 
housing units created between 2013-2019. 
 
  Table 4-2 Housing Construction by Income Category  

Household Income Levels Percent of CMFI Units Constructed Between 
2013-2019 

Very Low Less than 50% 331 

Low 50% to 80% 71 

Moderate 81% to 120% 12 

Above Moderate  Over 120% 824 

Total  1,238 

  Source: City of El Monte Annual Housing Report, 2019.   
 

Land Use Policy 
Higher-density housing reduces land costs on a per-unit basis and thus facilitates the development of 
affordable housing.  Restrictive zoning that requires unusually large lots and building sizes can 
substantially increase housing costs and impede housing production.  Although housing affordability alone 
is not a fair housing issue, many low- and moderate-income households are disproportionately 
concentrated in groups protected under the fair housing laws, such as persons with disabilities and 
persons of color.  When the availability of affordable housing is limited, indirectly affecting the housing 
choices available to groups protected by fair housing laws, fair housing concerns may arise. 

 
The Land Use Policy prescribes the allowable uses of land in El Monte. Land use categories are provided 
to guide the type of development, intensity or density of development, and the permitted uses of land. 
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The General Plan sets forth three primary residential land use categories and two mixed residential-
commercial land use categories. The Zoning Code implements the General Plan by providing specific 
direction and development standards within each of the general land use categories. Each of the general 
plan land use designations corresponds to one or more specific zoning districts, described below in Table 
4-3. 
 
Table 4-3 Zoning in El Monte 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 4-4 depicts the land use capabilities across the city.  
 
Table 4-4 Land Use Map 
 
 
 

 
 
 
 
 
 
 
 
 
 
 


















































