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 1 City of Alhambra  

INTRODUCTION 

Alhambra General Plan Update 2035  

A General Plan serves as a long-term 

policy guide for the physical, economic, 

and environmental growth of a city. It  

provides the blueprint for how a 

community will grow and  it addresses 

important land use issues such as the 

sufficiency of vehicular, bicycle, and 

pedestrian circulation;  the safety of the 

community; housing opportunities; the 

availability of recreational amenities 

such as parks and trails; the 

conservation of natural resources; and 

the impacts that land uses have on 

noise and air quality.  

The Cityõs General Plan serves to 

ensure that the qualities that make 

Alhambra unique are preserved and 

enhanced. The Cityõs current General 

Plan was adopted nearly 30 years ago, 

in 1987, and the time has come for the 

Alh ambra to reexamine its future and 

chart a course for the next twenty years. 

Toward this end, t he General Plan 

Update provides  a blueprint or 

constitution for the future of Alhambra.   

The General Plan Update revolves 

around the idea of Vision 2035 ð A 

Community Mosaic. The communityõs input on various elements that make up the General Plan is 

vital to the success of the process. As part of the General Plan Update process, Alhambra held a 

community meeting and  conducted a survey during the summer of 2015 covering various topics 

relating to  the City  and its future . The City made this Alhambra General Plan Survey available on 

the Cityõs website, with the option to take the survey on-line or print a hard copy and mail it to or 

drop it off at City Hall. More information on these surveys is included in the Community Survey 

section of this report.  

Envision Alhambra 2035  

Information in t his Community Profile report, unless otherwise noted, is largely based on the 

2012 Community Profile report, which was undertaken as part of the Envision Alhambra 2035 

planning effort , a multi -agency and multi -departmental land use and transportation plann ing 

effort overseen by the city of Alhambra  and funded by a Compass Blueprint Demonstration grant 

from the Southern California Ass ociation of Governments (SCAG). SCAG is one of Californiaõs 18 

metropolitan planning organizations (MPO). It represents six counties, 189 cities, and more than 
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19 million residents. SCAG undertakes a variety of regional planning and po licy initiatives to 

encourage a more sustainable environment. SCAG established the Compass Blueprint program 

to address the land use and transportation challenges facing Southern California now and in the 

coming years at a local level, including traffic co ngestion, air pollution, and lack of affordable 

housing.  

The Compass Blueprint program was created with the notion that, collectively, member cities can 

contribute to a plan that, with only modest changes to development patterns or transportation 

alternatives, can point the region toward maintained and improved quality of life.  

The SCAG Compass Blueprint Growth Vision encourages innovative land use and transportation 

planning guided by four principles: mobility, livability, prosperity, and sustainability.  

Å Mobility  - Getting where we want to go  

Å Livability - Creating posit ive communities   

Å Prosperity - Long-term health for the region   

Å Sustainability - Promoting effi cient use of natural resources 

To realize these principles on the ground, the Growth Vision enc ourages:  

Å Focusing growth in existing and emerging centers and along major transportation 

corridors  

Å Creating significant areas of mixed-use development and walkable communities  

Å Targeting growth around existing and planned transit stations  

Å Preserving existing open space and stable residential areas  

The Region  

This Community Profile will briefly describe relevant topics, compare Alhambra to other 

similarly sized communities, and identify issues the City may face in the future. Throughout the  

Community Pro file, the òregionó is defined as the cities of South Pasadena, Monterey Park, 

Temple City, San Gabriel and Rosemead. These cities were selected for comparison with 

Alhambra because they are similar  in size and will face many of the same land use, circulation, 

and economic issues that Alhambra is expected to experience. The City of San Marino, which is 

located just to the north of Alhambra,  was not included since it is primarily a residential 

community with a very limited number of commercial areas. Througho ut the profile, where 

appropriate, Alhambra is compared with the region, county, and/or state. Viewing Alhambraõs 

profile in this context will help identify which issues are unique to Alhambra and which are part 

of a widespread trend.  
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Table 1. Regional Popula tion  

 
Source: California Department of Finance, May 2015 

 

 

  



Community Profile  

4 

Figure 1. The Region  

 
Source: The Planning Center DC&E 
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Purpose of this Report  

The Community Profile  provides a basic 

framework for identifying and 

understanding the broad range of issues 

the city of Alhambra  is facing as an 

agency, especially in light of new 

governmental mandates, as well as the 

issues facing the community at large. It 

likens the City w ith the local region to 

compare and contrast Alhambraõs 

opportunities, advantages and 

challenges with those of  its neighbors. 

The Community Profile  provides a 

snapshot of the community as it is now 

and assesses where the City may stand 

from a market and economic perspective 

if current trends continue , so that the 

City may anticipate and actively plan for 

the direction Alhambra is heading in the 

next twenty years.  

The Community Profile  assimilates all of 

the feedback gathered from the public 

outreach process conducted as part of 

the Cityõs General Plan Update, 

including inputs received at a 

community meeting held on May 20, 

2015 and a community survey 

conducted during the summer of 2015 

(described in the community survey section of this report ).  

The Communi ty Profile examines the city from a physical, social, environmental and economic 

perspective. It explores issues confronting Alhambra  as it defines its long-term vision.  In 

particular, the Community Profile focuses on changes in economic, fiscal and demographic 

trends that have occurred since the City last updated its General Plan approximately 30  years 

ago.  

By taking a moment to assess where Alhambra stands and where it is heading, this Community 

Profile and the General Plan are valuable tools to provide linkages to other City initiatives and 

documents and to evaluate the relevance of the Cityõs current implementation tools. Tools can 

include, but are not limited to , the Cityõs Strategic Plan, Capital Improvements Programs and 

Budget. Some of these documents were developed over twenty years ago and may warrant a 

fresh look.  

Our hope is that the information provided in this document  will serve as a common knowledge 

base and lead to understanding of local issues. In this way the Community Profile  can encourage 

residents, businesses, and property owners to engage in an informed dialogue about the Cityõs 

future.  
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Document Organization  

This Community Profile contains four distinct parts:  

INTRODUCTION  

Where we have been. This section provides a snapshot of the history of the community and 

general discussion about its location in the region.  

COMMUNITY  

Where we are now. This section describes how Alhambra became the community it is today, the 

structure of the local governance, regional demographics and the facets that comprise the Cityõs 

human and social capital.  

ENVIRONMENT  

How our surroundings affect where we live.  This section provides an overview of the Cityõs built 

and natural environment, including land use, transpo rtation and natural resources.  

LOCAL ECONOMY  

Where we are headed and what other issues affect our direction. This section provides projections 

for key community indicators including demographics .  

COMMUNITY 

Connecting with the Community  

An essential component of the General Plan Update work program is the ability for City staff and 

consultants to engage in a dialogue about the issues that are of the highest priority to the 

community so that the focus of the Cityõs strategies and next steps can be on the things that the 

community values most. The most compelling ideas will generally garner the most interest.  

Validating the Vision  

The city of Alhambra  has a formal vision statement that describes what the City and residents 

aspire for Alhambra to look like in the future, providing specification of the communityõs desired 

end state.  

ALHAMBRA VISION STATEMENT 

The City of Alhambra shall be the premier family -oriented and economically prosperous 

community in the San Gabriel Valley.  

The Vision Statement typically serves as the starting point for a multidisciplinary effort such as  

the General Plan Update. The General Plan Update will benefit from the surveys  the City has 

conducted periodically throughout the  years to assess the communityõs impressions of the Cityõs 

ability to achieve the community vision , as well as surveys the City conducted as part of this 

General Plan Update.  

The City measures its progress in meeting its vision and goals through its City Resident 

Satisfaction Survey given periodically to measure community satisfaction and gather input . Of 

the 4,000 residents that responded to the last survey in 2007, 83 percent of survey respondents 
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stated that they agreed with the Cityõs vision statement, an increase in 14 percentage points since 

the previous community survey in 2002. This significant increase in support for the Cityõs vision 

statement may be attributed to the many recent City accomplishm ents. The City has successfully 

developed its economy, an achievement which has been recognized by the L.A. County Economic 

Development Corporation and also by the San Gabriel Valleyõs Economic Partnership. It may 

also be attributed to the Cityõs diverse array of programs and services which received a 90 

percent in resident satisfaction. Overall, the survey revealed that the City has achieved success in 

defining a vision with which a growing number of residents can identify.  

The survey also identified key issues and offered recommendations. Traffic and parking were 

two of the most important issues. Increasing green space in the City and promoting smart 

development were also important. Since 2007, the City has succeeded in executing some of these 

recommendations. For example, the City has increased education for residents on water and 

conservation by establishing an annual Eco Fair.  

These issues are of particular interest to General Plan Update discussions since most of the issues 

raised in the 2007 survey were reiterated in the Community Open House event held in October, 

2011 in Almansor Park during the Envision Alhambra 2035 process. This information helps to 

guide the dialogue regarding future steps the City can take to achieve the communityõs 

aspirations.  

Community Meeting s 

On May 5, 2015, the City held a joint Boards and Commissions Study Session at the Granada Park 

Gym to discuss the General Plan Update. At this meeting, City Staff and the General Plan team 

explained the General Plan Update process to the Boards and Commissions members and the 

public in attendance. Topics included General Plan objectives, legal requirements, schedule, and 

organization. On May 20, 2015, the City hosted a Community Meeting at the Civic Center Library 

to discuss the General Plan Update. The General Plan team introduced the project and identified  

issues in an effort to gain input from the community including their likes, dislikes, desires, and 

general sentiment for the City. Participants rotated between work stations covering  various 

topics involved in the General Plan Update  (such as mobility, urban design, and conservation), 

where they could learn more about that topic and provide their input to a facilitator from the 

General Plan team. The community meeting served as a primary opportunity for the City to 

speak with residents about issues and considerations that should be taken into account in land 

use, mobility, quality of life, infrastructure, public safety, and economic development efforts in 

the future.  

The communityõs feedback from both these meetings provided the City with an opportunity to 

assess the comments that were received and to engage in a dialogue with City  Boards and 

Commissions, the City Council , and the community  about which issues are of the highest priority 

to Alhambra . Furthermore, many community priorities echoed the four Compass Blueprint 

Principlesñmobility, livability, prosperity, and sustainability ñsuggesting that there is a 

common link  between what residents value and SCAGõs regional approach to address future 

growth.  

Overall, residents expressed their satisfaction living in Alhambra. The City is clean, peaceful, 

diverse, friendly, and safe. Many people feel a strong sense of community with good neighbors, 

receptive law enforcement authorities, f ast emergency response personnel, and great 

schools.Many residents also articulated about ongoing issues that the City was already aware of, 
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and at many levels, was already addressing in some manner. Common themes included more 

transparency in government, historic preservation, reduce congestion, less high density housing, 

and more retail and entertainment. Many of the comments centered on requests for the City to 

provide additional public spaces or to improve economic development  that would give the City 

governance the opportunity to explore all the ways in which it can enhance and create a healthy, 

sustainable community.  The ongoing conflict between pedestrians, bikes and vehicles sharing the 

Cityõs roadway networks was of significant interest to attendees. Residents encouraged the City 

to look for ways to create more bicycle and pedestrian circulation and safety.  

Residents appreciated the diversity of uses in the community, but also provided insights as to 

additional businesses that they would like to see the City bring into the commun ity such asTJ 

Maxx or Trader Joes.  

These issues have been determined to be of the highest importance to the community and will be 

the focus of further recommendations for strategies or actions that can be considered in future 

planning efforts.  

Community Survey  

As part of the General Plan Update, two community surveys ( a phone survey and an online and 

written survey ) were conducted during the summer of 2015 in the City of A lhambra. The 

methodology and results of these surveys are described below.  

PHONE SURVEY 

True North Research, a full-service survey research firm, completed a General Plan Opinion 

Survey with 400 randomly selected adult residents of Alhambra between June 25 and July 9, 

2015, to obtain a statistically valid, representative sample of Alhambra residents . Individuals 

were selected for the survey sample through a random  selection of land lines and mobile phone 

numbers that service Alhambra households and asking screening questions to ensure eligibility. 

Interviews, which averaged 18 minutes in length, wer e conducted in English, Spanish, or 

Mandarin/Cantonese according to a respondentõs preference. Fifty -six percent of respondents 

reported living in Alhambra for o ver 15 years, while only 2 percent reported living in Alhambra 

for less than one year. 

A clear theme of the phone survey results is that residents are focused on enhancing existing City 

services, protecting the Cityõs character/quality of life, and ensurin g the health of the Cityõs 

economy and job market. As shown in Figure 2, nearly every resident surveyed held a positive 

opinion r egarding the quality of life in the City, with 80  percent rating it as excellent or good, 17 

percent stating it is fair, and just 3 percent using poor or very poor to describe t he quality of life 

in Alhambra. The parks and recreational opportunities in Alhambra, the small town feel/sense of 

community involvem ent, the safety/low crime rate, and the well -kept appearance of the City 

were just some of the key things that residents feel make Alhambra a special place to live.  

The changes residents seek are efforts to preserve or enhance existing qualities of the City.  

Among specific changes that were desired, the most common were managing growth and 

development  (10 percent), improving public safety (8 percent), reducing traffic congestion (8 

percent), providing affordable housing (7  percent), improving local shopping/dining 

opportunities (5  percent), and improving streets and roads (5 percent). Although the related 

themes of preserving the Cityõs character and managing growth and development were 

prominent in the survey , Alhambra residents are generally quite forward thinking and recognize 

that some types of change would be good for the City , particularly economic development . Many 
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residents would like to have gourmet/organic grocery stores such as Trader Joeõs or Whole 

Foods, family restaurant chains (Red Lobster, Sizzler, etc.), or traditional grocery stores such as 

Ralphs, and large discount stores like Wal-Mart.  

Among a series of projects, programs, and policies that the City is considering for the future, 

residents assigned the highest priority to improving the flow of traffic in Alhambra (91 percent 

citing it as at least a medium pri ority) . Most residents had positive perceptions of tra ffic 

circulation in residential areas of Alhambra, with 19 percent describing it as excellent, 49 percent 

good, 25 percent fair, 6 percent poor, and 2 percent very poor.  Perceptions of overall traffic 

circulation in the City were less favorable, with  5 percent describing it as excellent, 30 percent 

good, 38 percent fair, 17 percent poor, and 9 percent very poor. Traffic congestion on major 

streets in Alhambra, meanwhile, received the least favorable ratings, with 4 percent describing it 

as excellent, 25 percent good, 38 percent fair,  23 percent poor, and 11 percent very poor.  more 

than two -thirds of Alhambra residents stated they were either very (22 percent) or somewhat (48 

percent) satisfied with the Ci tyõs efforts to improve traffic circulation by improving roads and 

intersections, timing traffic signals, and other measures, approximately one-quarter were very (8 

percent) or somewhat (19 percent) dissatisfied with the Cityõs efforts to improve traffic 

circulation, and 4 percent were unsure or unwilling to share their opinion on this topic.  

Figure 2. Quality of Life  

 
Source: True North Research, Inc. July 2015 Opinion Survey Report 
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ONLINE AND WRITTEN SURVEY 

Veronica Tam & Associates also conducted an Alhambra General Plan Survey during the 

summer of 2015, which is identified in this Community Profile as the online and written  survey 

because it was available online and in hard -copy format. The online and written survey was 

conducted in a fashion that allowed for self -selection of participants, and therefore did not allow 

for a statistically valid sample . This report includes a brief summary of the informal survey 

results. A more detailed report is bound under separate cover. 

A total of 360 residents of the City of Alhambra  participated. Nearly 61 percent of survey 

respondents have lived in Alhambra for over 15 years, while only 3 percent reported having 

recently moved to the area with in the last year. Over 54 percent of survey responses indicated an 

overall good quality of life in the city of Alhambra . When asked to set priorities for the things 

that the City should attempt to accomplish over the next 10 years, the three most frequently 

selected òhigh prioritiesó by residents were to improve traffic flow in the City  (58 percent), 

followed by preserving historic areas and buildings in the City (52 percent) and improving the 

maintenance of City streets (50 percent). These three priorities were identified by at least half of 

the survey respondents as òhigh priorities.ó The remaining priorities received mixed responses, 

with typically no more than one -third of the respondents identifying them as òhigh priorities.ó 

When asked to rate overall traffic circulation within the City, the top responses were òfairó (33 

percent) or òpooró (28 percent). The most frequently selected òlow prioritiesó included creating 

new neighborhood parks (28 percent), the improvement of sidewalks  (24 percent), and the 

improvement of bike lanes and bike paths (24 percent). Many residents were also concerned 

about òtoo muchó development of condominiums (66 percent), apartments (60 percent), and 

mixed-use housing (58 percent). Overall, residents feel safe walking alone during the day in 

commercial and retail areas (45 percent) and when drivi ng on City streets during their daily 

commute (32 percent). Residents reported feeling the most unsafe (òvery unsafeó) when riding a 

bike on city streets (35 percent) or when walking across major streets during the morning or 

afternoon (20 percent). 

OVERALL QUALITY OF LIFE 

When asked to rate the overall quality of life in the City, the top responses were ògoodó (55 

percent) and òfairó (28 percent) (Figure 3). A very small number of residents who participated 

believed the quality of life to be less than òpooró (five percent) or òvery pooró (two percent). The 

number of participants who believed the quality of life is òexcellentó is also small (nine percent).  
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Figure 3. Results of the Informal Community Survey  

 
In general, the respondents to the online and written  survey were less satisfied with the overall 

quality of life in the City, and expressed a higher level of concern with issues related to growth, 

such as traffic congestion and historic preservation, than respondents to the phone survey. 
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City History 

Establishing Roots  

The City of Alhambra  is in the western San Gabriel Valley of Los Angeles County. It is bordered 

by the Cities of South Pasadena and San Marino to the north, San Gabriel to the east, Monterey 

Park to the south and Los Angeles to the west. It lies eight miles from downtown Los Angeles. 

The City encompasses seven and a half square miles with a population of approximately 85,545 

residents.  

Alhambra has a long 

history with roots 

preceding the birth of the 

United States. Many of 

Alhambraõs earliest settlers 

shaped the land in ways 

that still influence the city 

over a century later. For 

thousands of years, the 

Tongva Native Americans 

lived in villages 

throughout the San Gabriel 

Valley until the Spanish 

took over in the 1700s. In 

the 1840s, Benjamin Davis 

Wilson, the òfounding fatheró of Alhambra, acquired much of the land of the San Gabriel Valley 

and property throughout Southern California.  

Wilson and his son-in-law, James deBarth Shorb, an 

innovative engineer, subdivided a portion of Wilsonõs 

land, and in 1875 they developed the first tract home 

properties with water piped in through iron pipes in 

California. Wilson and Shorb noted that the  descriptions 

from Washington Irvingõs Tales from the Alhambra were 

similar to the mountain vistas visible from the tract of 

land, thus inspiring the name, òThe Alhambra Tract.ó Due 

to the water pipeline, the tract sold out quickly, and 

Wilson and Shorb developed and sold additional land 

tracts. Single family residential subdivisions became a key 

feature of Alhambra that has continued to define the city 

even today. These earliest neighborhood land tracts were 

typically acquired by educated Americans permane ntly 

relocating from east of the Mississippi. They built unique 

homes to settle in for the rest of their lives. To meet the 

needs of the growing population, Hiram Willard Stanton, 

Alhambraõs first schoolteacher, storekeeper, postmaster, 

telephone agent, and promoter, established Alhambraõs 

first business center around a common corridor , Main Street, in 1885. Main Street quickly 

transformed into a commercial and social hub for the entire San Gabriel Valley, a distinction that 

has been revitalized  in recent years.  
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The Twentieth Century: Alhambra as a Gateway  

In 1901, more than 500 community residents formed the Alhambra Improvement Association and 

advocated for incorporation , which occurred on July 11, 1903. A Moorish-style arch was adopted 

as a symbol for Alhambra as a nod to its Spanish namesake, as well as a symbol of the cityõs role 

as the gateway to the San Gabriel Valley from Los Angeles. It is currently part of the Cityõs logo 

and incorporated into public art throughout Alhambra.  

Alhambra underwent tremendous population growth and economic expansion throughout the 

twentieth century. A mere decade after incorporation, Alhambraõs population grew from 500 to 

5,000. By 1930, the population rose to 30,000 and by 1950, over 50,000 people called Alhambra 

home. While the Cityõs growth benefitted from its close proximity to Los Angeles, Alhambra 

succeeded in developing its own economy by successfully attracting dozens of manufacturing 

plants and 

businesses.  

In the latter half of 

the twentie th 

century, 

Alhambraõs 

population growth 

was fueled by 

immigration. 

Alhambra 

embraced a wave 

of Italian 

immigrants in the 

1950s, Mexican 

immigrants in the 

1960s, and Chinese 

immigrants in the 

1980s. Today, over 

one-half  of the 


















































































































































































