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RE: 850 South Hill Street/ENV-2006-6302-MND-REC-1/Council File 16-1462/The City Council
Should Deny the Appeals in Full

Dear Honorable Chairman Huizar and Councilmembers:

This law firm represents Mapie Multi-Family Land CA, LP (the "Applicant") in relation to the 305 dwelling 
unit and 6,171 square feet of ground floor commercial mixed use project (the "Modified Project") known as 
The Alexan, located at the northeast comer of Hill and 9th Streets (the "Project Site") in Downtown Los 
Angeles. The Modified Project would provide critically needed housing in a location proper for high-density 
development: the Project Site is located in the transition area between the Historic Core and South Park 
Neighborhood, is zoned for unlimited density, and is in walking distance of transit, employment, retail, 
restaurants and entertainment. This is consistent with SB 375 and efforts to reduce Greenhouse Gas 
emissions. As the Modified Project complies with all applicable regulations and requirements, on behalf of 
the Applicant, I respectfully request that the Planning and Land Use Management Committee of the Los 
Angeles City Council deny the California Environmental Quality Act ("CEQA") appeals filed by The 
Silverstein Law Firm ("Silverstein") and Luna and Glushon ("Glushon"), collectively, the "Appellants."

I. THE CITY PROPERLY USED AN ADDENDUM TO THE ADOPTED MITIGATED NEGATIVE 
DECLARATION ("MNP")

The California Supreme Court recently held in Friends of the College of San Mateo Gardens v. San Mateo 
Community College District (2016) 1 Cal.S^1 937 that an Addendum is the proper CEQA document in 
situations like this:

o Where the Modified Project's proposed changes would not cause any potentially significant 
impacts that were not already studied in the previously adopted MND and mitigated in the 
previously adopted MMRP.
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o The Addendum for the Modified Project contains substantial evidence showing that all of 
the Modified Project's impacts were studied in the previously adopted MND,

While the Modified Project has changed from that which was analyzed in the MND, the Appellants have 
provided no substantial evidence to demonstrate how the changes to the approved project ("Approved 
Project") or circumstances surrounding it would cause new or substantially more severe significant 
environmental impacts. Thus, the Addendum and the MND are the proper environmental review 
documents for the Modified Project,

A. THERE ARE NO HISTORIC RESOURCE IMPACTS

The Project's historic assessment, which was reviewed by the Planning Department's Office of Historic 
Resources, has confirmed that the Modified Project's design incorporates numerous features that ensure 
that the Modified Project is consistent with the adjacent and nearby historic resources and district. For 
example: '

o The Modified Project's tower is set back 81 feet from the Eastern Columbia Building, which 
is more than required by the Downtown Design Guide and considerably more than the 
Approved Project's 44-foot setback.

o The Modified Project's architectural features retain the character of the contributing 
buildings to the adjacent historic district; for example, in the massing of the podium, the 
ground floor retail, and the articulation of the facades, 

o The Modified Project will be located along the largely unadorned backside of the Eastern 
Columbia Building. Existing development already blocks many views of the backside of 
the Eastern Columbia. .

o Although the Modified Project could block private, non-public views from the westerly back 
side of the Eastern Columbia building, including views from the private condos inside the 
Eastern Columbia building, such views are not historic or aesthetic resources that are 
protected by law.

II. THE CITY HAS IMPOSED PROPER MITIGATION MEASURES

Substantial evidence in the Addendum and MND shows that all of the Modified Project’s potentially adverse 
impacts have been mitigated to a level below significance by legally proper mitigation measures previously 
adopted for the Approved Project. The mitigation measures included in the Addendum are identical to the 
mitigation measures in the MND, except for minor technical edits. Any minor changes with respect to the 
mitigation measures are noted in the Addendum.

Moreover, no mitigation measures have been improperly deferred. Condition of Approval 12 relating to 
historic resources simply requires confirmation by a preservation architect that any refinement of the 
building design prior to pulling a building permit is consistent with the design that the City has approved and 
is in conformance with the Secretary of Interior's Standards. As stated in Response to Comment 1.3 in the
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February 22, 2017 Parker Environmental Consultants Letter to the City of Los Angeles (the "City"), there is 
no improper deferral in any of the mitigation measures:

Neither the MND nor the Addendum postpones required analyses of the Approved Project’s or 
proposed Modified Project's compatibility with surrounding historic resources to these 
mitigation measures; rather, these measures are intended to confirm that the final design of the 
development has remained compatible up to the time building permits are issued. See Laurel 
Heights Improvements Assn. v. Regents of the University of California (1988) 47 Ca!.3d 388,
419. In Laurel Heights, the California Supreme Court specifically approved noise mitigation 
measures that included future evaluation and review for compliance with noise performance 
standards. The mitigation measures the Appellant claims are being deferred have already 
been satisfied by completion of the 2016 Historic Resources Assessment prepared by Historic 
Resources Group, which was included within the MND Addendum. The Historic Resources 
Group Assessment confirms that the proposed new construction balances differentiation of 
building design with compatibility of design, materials, massing, and proportion in relation to 
the historic district, adjacent historic buildings, and nearby historic resources, The new 
construction would conform to Rehabilitation Standards 9 and 10 and would not result in 
adverse effects to historic resources located immediately adjacent to or in the near vicinity of 
the Project Site.

Further, although not relevant here for the reasons just discussed, deferral of mitigation is 
permitted if the agency commits to mitigation and spells out and adopts the specific 
performance criteria. See Sacramento Old City Ass’n v. City Council (1991) 229 Cal.App.3d 
1011,1027. Here, mitigation measures 15 and 16 require the design of the new building to be 
in conformance with the Secretary of Interior’s standards. If the preservation architect 
recommends modifications, they are required to be incorporated in the design prior to issuance 
of a building permit. Linder Endangered Habitats League Inc. v. County of Orange (2005) 131 
Cal.App^ 777, 794-796, mitigation measures that require future studies and plans subject to 
specified criteria and the approval of appropriate local agencies do not constitute unlawful 
deferred mitigation.

Hi- THE MODIFIED PROJECT IS CONSISTENT WITH CITY POLICIES

The Addendum exhaustively analyzes the Modified Project's consistency with various City land use plans 
and policies. Section lll-X Land Use of the Addendum provides a thorough consistency analysis with 
respect to design guidelines and adopted planning documents. The City's policies promote development in 
vacant lots and surface parking lots, where the Modified Project is located.

With respect to proposed City plans, on February 16, 2017, the City held a Scoping Meeting for the 
proposed new Community Plan for the Centra! City area. As part of the environmental review that will be 
forthcoming as part of the Community Plan entitled "DTLA 2040," the City proposes to classify the Project 
Site as within the "Transit Core" area with a maximum FAR of 13:1, and proposes to allow uses such as
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regional mixed use, multi-family residential, entertainment, and office. See Attachment A {DTLA 2040 
Planning a Dynamic Future for Downtown Los Angeles). As stated in the City's description of the proposed 
Transit Core:

Transit Core areas are dense centers of activity built around regional transit hubs that provide easy 
access for pedestrians, transit users, and cyclists to a variety of experiences and activities. These 
places provide a high-energy urban experience, with towers activated by ground-floor retail that 
engages and invites pedestrians. Buildings have high-quality design and provide visual interest. 
Enhanced streetscapes, paseos, and alleys create a seamless network of walkable paths that 
balance the high-intensity built environment. A diverse mix of office, residential retail, cultural, and 
entertainment uses makes these places centers of activity around the clock.

The replacement of the existing surface parking lot with the Modified Project precisely fits the aspirational 
vision of the City's DTLA 2040 Community Plan update materials.

IV. CRITICALLY NEEDED HOUSING

The California Department of Housing and Community Development has recently underlined in its draft 
report "California's Housing Future," there is a severe housing crisis in California, and in the City in 
particular, where substantial more housing is desperately needed. See Attachment B (California's 
Housing Future). As illustrated in the Applicant's presentation slides prepared for the Central Area 
Planning Commission hearing, the Modified Project will provide a wide variety of housing in a Downtown 
location ideally located to minimize impacts on the environment and maximize the residents' enjoyment of 
all that the City has to offer its residents. See Attachment C (The Alexan Presentation Slide Deck).

V. PUBLIC RESOURCES CODE ("PRC") SECTION 21151fC) REQUIREMENTS NOT SATISFIED

There is no right to appeal the CEQA component to the City Council. The Appellants have filed their 
appeals pursuant to PRC Section 21151(c) which states:

if a nonelected decisionmaking body of a local lead agency certifies an environmental impact 
report, approves a negative declaration or mitigated negative declaration, or determines that a 
project is not subject to this division, that certification, approval, or determination may be 
appealed to the agency's elected decisionmaking body, if any.

The Central Area Planning Commission is a non-elected decision making body of the City. Under the Los 
Angeles Municipal Code ("LAMC") there is no appeal right to the City Council, i.e., the elected decision 
making body of the City for the two entitlements requested and granted: Site Plan Review and Transfer of 
Floor Area Ratio for less than 50,000 square feet. See Attachment D {LAMC Sections 12.36, 14.5.7 and 
16.05H). Additionally, the LAMC does not grant any appeal right of the CEQA component to the City 
Council. Moreover, the Central Area Planning Commission, in its determination letter, did not certify an 
environmental impact report, approve or adopt a negative declaration or mitigated negative declaration, nor
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determine that the Modified Project is not subject to CEQA. As stated on the Central Area Planning 
Commission Corrected Letter of Determination dated December 20, 2016, the Commissioners "FIND, 
based on the independent judgment of the decision-maker, after consideration of the whole of the 
administrative record, the project was assessed in Mitigated Negative Declaration, No. ENV-2006-6302- 
MND adopted on **January 31, 2007; and pursuant to CEQA Guidelines 15162 and 15164, as supported 
by the addendum dated April 22, 2016, no substantial revisions are required to the Mitigated Declaration; 
and no subsequent EIR or negative declaration is required for approval of the project,"

As such, the Appellants are unable to avail themselves of PRC Section 21151(c) because none of the 
triggers for City Council review has occurred, in that the Central Area Planning Commission did not certify 
and Environmental Impact Report, adopt or approval a Negative Declaration or Mitigated Negative 
Declaration, and did not determine that CEQA does not apply. See San Diegans for Open Government v.
City of San Diego (4th Dist., Div. 1, 2016)__Cal.App.5th_, 2016 WL______ ). As such, the appeal rights
granted by PRC Section 21151(c) do not grant, in this instance, an appeal right to the City Council.

Vi. THE CITY IS THE APPROPRIATE LEAD AGENCY

The Silverstein letter dated February 8, 2017 argues that the Successor Agency to the Community 
Redevelopment Agency ("CRA/LA") should be the lead agency because LAMC Section 16.05G states that 
the "CRA," an entity no longer in existence as defined by the LAMC, shall assume the position of being 
lead agency when a project is within a Redevelopment Plan area. The City is the appropriate lead agency 
because the CRA, an entity listed in the LAMC, no longer exists as a legal entity.1 While Silverstein argues 
that the environmental review should "be conducted by the CRA (and thus CRA/LA as successor agency}," 
the Appellant has provided no evidence that the City has allowed the successor agency to stand in for the 
CRA with respect to carrying out environmental review as the lead agency under CEQA.

Additionally, pursuant to Approved CRA/LA Board Memo dated June 21, 2012 and its attached CRA/LA 
Resolution dated June 21, 2012 (the "Resolution"), both attached hereto as Attachment E, in winding 
down the affairs of the former redevelopment agency, CRA/LA"... determined that any land uses permitted 
for such property by the applicable provisions of the City of Los Angeles General Plan, Community Plan 
and Zoning Ordinance, all as they now exist or are hereafter amended or supplanted from time to time, 
shall be permitted land uses for all purposes under the applicable Redevelopment Plan." More importantly, 
CRA/LA further determined that "... the land use regulations for such property set forth in the 
Redevelopment Plan for the applicable Project Area shall defer to and be superseded by the applicable 
City of Los Angeles General Plan, Community Plan and Zoning Ordinance land use designations and 
regulations for such property, all as they now exist or are hereafter amended or supplanted from time to 
time." Considering the express language from CRA/LA's Resolution that CRA/LA land use regulations are 
superseded by City rules and regulations, and that there shall be deferral to City rules and regulations, 
combined with AB 1x-26's express requirement that successor agencies expeditiously wind down their

1 Assembly Bill 1x-26 dissolved redevelopment agencies in California.
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affairs, "and to provide the successor agencies with limited authority that extends only to the extent needed 
to implement a winddown of redevelopment agency affairs," the City is the rightful lead agency, and not the 
CRA/LA.

Under PRC Section 21067 and California Code of Regulations Section 15050, the lead agency has the 
principal responsibility for carrying out or approving the Modified Project. Even if one is to assume that the 
CRA/LA stands in for the CRA, the CRA/LA is not the agency principally responsible for carrying out or 
approving the Modified Project. Instead, the City is principally responsible for approving all aspects of the 
Modified Project, including entitlements and building permit approvals. See California Code of Regulations 
Section 15051(b). To this end, "the lead agency will normally be the agency with general governmental 
powers, such as a city or county, rather than an agency with a single or limited purpose such as an air 
pollution control district..." See California Code of Regulations Section 15051(b)(1).

No matter the language in LAMC Section 16.05, state law makes it clear that a lead agency designation 
cannot be delegated.

So significant is the role of the lead agency that CEQA proscribes delegation. This prohibition was 
articulated in Kleist v. City of Glendale (1976) 56 Ca!.App.3d 770, 779 [128 Cal.Rptr. 781]: 'Neither 
the CEQA nor the state guidelines authorize the city council to delegate its review and 
consideration function to another body. Delegation is inconsistent with the purpose of the review 
and consideration function since it insulates the members of the council from public awareness and 

' possible reaction to the individual members’ environmental and economic values. Delegation is 
inconsistent with the purposes of the EIR itself.'

See Planning and Conservation League v. Department of Water Resources (2000) 83 Cal.AppA^ 892, 
907.

VH. THE FEBRUARY 24.2017 LETTER FROM THE LOS ANGELES CONSERVANCY IS
ESSENTIALLY THE SAME AS THE JANUARY 19.2016 LOS ANGELES CONSERVANCY 
LETTER AND DOES NOT RAISE ANY NEW ENVIRONMENTAL ISSUES

In a letter dated February 24, 2017, the Los Angeles Conservancy repeated the same arguments listed in 
its January 19, 2016 letter to the Downtown Los Angeles Neighborhood Council Planning and Land Use 
Committee. These comments were thoroughly responded to in the May 23, 2016 Parker Environmental 
Consultants Response to Comments which were submitted to the City and are incorporated herein by 
reference. See pages 8 to 14 of the May 23, 2016 Parker Environmental Consultants Letter. The Los 
Angeles Conservancy has provided no response whatsoever to that analysis in its February 24, 2017 letter 
even though it has been more than eight months since Parker Environmental Consultants responded to the 
Los Angeles Conservancy's comments, Both the January 16, 2016 and February 24, 2017 Conservancy 
letters have the same exact sections entitled "proposed new construction within and immediately adjacent 
to Downtown's Historic Core should be compatible," and "cumulative impacts of proposed new hi-rise 
construction in Downtown should be analyzed." These comments were previously addressed at length in
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the May 23,2016 Parker Environmental Consultants Letter.

For all the reasons contained herein, on behalf of the Applicant, I urge you to deny the appeals in full. 

Very truly yours,

Liner llp

Ryan M. Leaderman

Attachments A - E

cc: Shawn Kuk
Clare Eberle 
Kevin Ocubillo 
Jenna Monterrosa 
John Readey 
Alex Irvine 
Ed Casey, Esq.
Terry Kaufmann-Macias, Esq,
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EIR SCOPING MEETING PURPOSE
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• Inform community and agencies an Environmental Impact Report 
(EIR) is being prepared

• Solicit input on the Scope of the EIR
- Gather information on baseline conditions
- Feedback on the topics area, potential mitigation measures, 

potential alternatives analyzed

• Provide information on the CEQA/EIR Process
• Share an overview of the project
• Inform the community about all future opportunities for input 

(CEQA/Plan Engagement/Adoption)



MEETING STATIONS
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1. CEQA
• Impact categories
• CEQA Process

2. Project Overview
• Project description/information
• Community Plan principles

3. Land Use
• Existing Community Plan map
• Proposed Community Plan map

4. rexode LA
• Code structure

5. Oral Comment
• Certified Court Reporter



1. THE EIR PROCESS

Notice of Preparation & Scoping Meeting

Prepare Draft EIR

Public Review Period

Prepare Responses to Comments/Final EIR

City of Los Angeles Certifies the Final EIR

Notice of Determination Filing

Public Participation Stages





2. PROPOSED PROJECT
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Update the Central City and Central City North 
Community Plans text and map

Adopt the Downtown Zoning Code and other 
necessary provisions of the LAMC

Amend the Zoning Map to rezone Downtown

Amend other General Plan elements, specific plans, 
and ordinances as necessary



2.PROPOSED PROJECT

Includes the Central City & Central City North 
Community Plans, roughly bounded by:
• 110 Freeway to the west
• Chinatown/Figueroa Terrace to the north
• The Los Angeles River to the east
• The 10 Freeway/City of Vernon to the south



2. PROPOSED PROJECT
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PROJECT OBJECTIVES

• Ensure sustainable, equitable, healthy, and 
inclusive growth
Reinforce Downtown as the primary regional 
jobs center of Southern California 
Expand and support the residential population
Celebrate and reinforce neighborhood 
character
Promote a transit, bicycle, and pedestrian 
friendly environment 
Link development with public benefits to 
deliver community amenities
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OPEN SPACE 

PUBLIC FACILITIES
PUBLIC FACILITIES (INFRASTRUCTURE)
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3. LAND USE

• Existing Plan Maps
• Map of draft Plan Designations along with:

• Broad policy intent for each
• General range of intensity of development
• Generalized types of allowable uses

TRANSIT CORE • Maximum FAR 13 I
• General Uses: Regional mixed use, mutlt-famly 

residential, entertainment, and office emphasis

Transil Core areas are dense centers or activity built 
around regional transit hubs lhat provide easy access 
for pedestrians transit users, and cyclists to a variety 
of expenences and activities. These places provide a 
high-energy urban experience, with towers activated by 
ground-floor retail that engages and invites pedestrians. 
Buildings have high-quality design and provide visual 
interest. Enhanced streetscapes. paseos, and alleys 
createaseamlessnetworkofwalkablepathsthatbalance 
the high-intensity built environment. A diverse mix of 
office, residential, retail, cultural, and entertainment 
uses makes these places centers of activity around the 
clock
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5. COMMENT STATION

Several ways to comment:
• Oral testimony at Station 5
• Provide comments at each station (recorded by staff)
• Written comments

• At today’s meeting
• Throughout the comment period
• Materials found at www.DTLA2040.org

i

|
Comment Period open until March 6

Email: bryan.eck@lacity.org
Mail: City of Los Angeles, Department of City Planning ,

ATTN: Bryan Eck, City Planner
200 N. Spring Street, Room 667 {
Los Angeles, CA 90012

i
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^ ireicode %

http://www.DTLA2040.org
mailto:bryan.eck@lacity.org


Attachment B



California's Housing Future:
Challenges and Opportunities
Public Draft



California Department of Housing and 
Community Development

California's Housing Future:
Challenges and Opportunities

Public Draft - Statewide Housing Assessment 2025

State of California 
Edmund G. Brown Jr., Governor

California Business, Consumer Services and Housing Agency
Alexis Podesta, Acting Secretary

California Department of Housing and Community Development
Ben Metcalf, Director

www.hcd.ca gov

www.hcd.ca.ciov/statewide-housinq-assessment

http://www.hcd.ca.ciov/statewide-housinq-assessment


Table of Contents

Table of Contents
Table of Contents....................................................................................................................................... ....... ii

Executive Summary............................................................................................................................................ 1

Introduction........................................................................................................................................................ 3

Snapshot: The Current State of Housing Affordability in California............................................................ 5

Projected Housing Needs Through 2025..........................................................................   5

1 8 Million New Homes Needed by 2025................................................................................................ 5

Past Production.................................................................  5

Demographic Trends Drive Housing Neeas.................................................................................................6

Population Household Growth................................................................................................................ 7

Pace and Ethnicity Population Trends....................................................  8

Vulnerable Pooulations.............................................................................................................................. 9

Current Housing Characteristics...........................  15

Housing Types and Tenure......................................................................................................................15

Age of Existing Housing Stock.........................................  16

Overcrowding............  16

Homeownership Rate Trends...............      17

Homeownership Rates by Race and Ethnicity........................  19

Costs and Affordability.... ........................................................................................................................... 20

Single-Fam ly Home Sale Prices 1990-2015............................................................................................ 20

Recent Home Sale Prices Throughout California...................................................................................21

Rental Housing Costs 1990-2014 . ..................................  22

Recent Rental Housing Costs Throughout California................................................................... . .... 23

Primer on Housing Cost Affordability..................................................................................................... 24

Affordab lity and Income Categories...................................................................................................... 24

The Growing Impact on Mcderate-lnccme Households .....................................................................26

Income and Affordability..........................................................................................................................27

Affordable Housing Gap Analysis........................................................... 27

Total Number of Regulated, Deed-Restricted, Affordable Units in California ..................................29

Housing and Transportation Affordabi ity.......................................     30

Challenges.....................................................................................................................................................   33

Challenge 1. Housing supply continues to not keep pace with demand ..............................................33

Challenge 2. High housing growth is expected in communities with environments and socio
economic disparities.....................................................................................................................................38

California's Hous.ng Future: Cha lenges and Opportunities
January 2017 Draft



Table of Contents

Challenge 3 Unstable funding for affordable-horne development is impeding our ability to meet 
California's housing needs, particularly for lower-income households....................................................41

Chal enge 4 People experiencing homelessness and other vulnerable populations -face additional 
barriers to obtaining housing.......................................................................................................................43

Challenge 5. Affordable housing has far-reaching policy impacts that benefit the quality of life in 
California, including health, transportation education, the environment, and the economy...............45

Options for Addressing Housing Challenges.................................................................................................48

Reforming land use oolicies to advance affordability, sustainability, and equity ................................ 48

Addressing bousing and access needs for vulnerable popuiat'ons through greater inter-agency 
coordination, program design, and evaluation ....... 50

Investing in affordable home development and rehabilitation, rental and homeownership assistance, 
and community development....................................................  51

Endnotes........................................................................................................................................................... 52

Appendices

Appendix A - California's Diverse Needs

Appendix B ■ Land Use Planning and Policy's Influence on Housing Development:

Exhibit B1 - State Land Use and P.anning Laws Related to Housing Development

Exhibit B2 - 4th Cycle Housing Element RHNA Compared to Production

Exhibit B3 - Executive Summary from The White House Housing Development Toolkit

Appendix C - Housing and Community Development Production, Preservation and Finanda- Assistance 
Programs

Exhibit C1 - Major State Funded Housing and Community Development Programs (Current)

Exhibit C2 - State Housing and Development Program Outcomes 2003-2015 

Exhibit C3 - Major Federally Funded Housing Programs (Current)

California's Housing Future. Challenges and Opportunities
January 2017 Draft



Executive Summary

Executive Summary
Home is the foundation for life. It's where we raise families, feel safe and secure, rest and recharge. Our 
options for where we ive have far-reaching impacts in our lives - from our job opportunities to our 
physical and mental health - from our children s success in school to our environmental footprint.

With California's desirable c imate, diverse economy, and many of the nation's top colleges, the State 
cont:nues to experience strong housing demand; however, housing construction is constrained by 
regulatory barriers, high costs, and fewer public resources.

Some of the housing challenges facing California include:

• Production averaged less than 80,000 new homes annually over the last 10 years, and ongoing 
production continues to fall far below the projected need of 180,000 additional homes 
annually

• Lack of supply and rising costs are compounding growing inequality and limiting advancement 
opportunities for younger Californians. Without intervention much of the housing growth is 
expected to overlap significantly with disadvantaged communities and areas with less job 
availability,

• Continued sprawl will decrease affordability and quality of life while increasing transportation 
costs.

• The majority of Californian renters — more than 3 million households — pay more than 30 
percent of their income toward rent, and nearly one-third — more than 1.5 mi lion households 
— pay more than 50% of their income toward rent.

• Overall homeownership rates are at their lowest smce the 1940s.

« California is home to 12 percent of the nation's population, but a disproportionate 22 percent 
of the nation s homeless population.

• For California's vulnerable populations, discrimination and inadequate accommodations for 
people with disabilities are worsening housing cost and affordability challenges.

But wh'le California's hous ng challenges may appear to be overwhelming, California's Housing Future: 
Challenges and Opportunities provides the data and analysis to describe the problem and frame the 
discussion surrounding solutidns. This report offers five challenges to add context to discussions about 
the current state of housing affordability, and provides several possible options to address housing 
affordability

Ca ifomia's Housing Future. Challenges And Opportunities
January 2017 Draft
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Executive Summary

Challenges
California's Housing Future: Challenges and Opportunities includes five key challenges regarding 
housing affordability:

1. Housing supply continues to not keep pace with aemand, and the existing system of land-use 
planning and regulation creates barriers to development.

2. The highest housing growth is expected in communities with environmental and socio
economic disparities.

3 Unstable funding for affordable home development is hindering California's ability to meet 
California's housing demand, particularly for iower-income households.

4 People experiencing homelessness and other vulnerable populations face additional barriers to 
obtaining housing

5. High housing costs have far-reaching policy impacts on the quality of life in California, including 
health, transportation, education, the environment, and the economy

Options for Addressing Housing Challenges
Options for advancing the discussion about how to address the cost of housing fall into three broad 
categories, with specific potential actions falling under each:

• Reforming land use polices to advance affordability, sustainability, equity.

• Addressing housing and access needs for vulnerable populations through greater inter-agency 
coordination, program design, ana evaluation.

• Investing in affordable home development and rehabilitation, rental and homeownership 
assistance, ana community development.

California's Housing Future. Cha'lenges And Opportunities
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Introduction

Introduction

Need for Housing Outstrips Affordable Options
Resulting Consequences: Environmental, Economic, and Social Impacts

California's high cost of housing is well documented. Average housing costs in California have 
outpacea the nation and more acute prob ems exist in coastal areas As affordability becomes more 
problematic, people "overpay" for housing, "over-commute" by driving long distances between home 
and work, and "overcrowd'1 by sharing space to the point that quality of life is severely impacted. In 
extreme cases people can become homeless, either visibly on the streets or less visibly as they 
experience housing instab'lity and cope with temporary and unstable accommodations. In California's 
rural areas, high transportation costs often negate the relatively more affordable housing prices. The 
combined burden of housing and transportation costs can leave residents in rural communities with a 
cost-of-living comparable to their urban and suburban counterparts

In addition, high housing costs — and related housing nstabdity issues — also increase health care 
costs (for individuals and the State), decrease educational outcomes (affecting individuals, as wel as the 
State's productivity), and make it difficult for California businesses to attract and retain employees

Land Use Policy Can Promote Sustainability, Affordability, and Equity
In the last 10 years, California has built an average of 80,000 homes a year, far below the 180,000 
homes needeo a year to keep up with housing growth from 2015-2025. This lack of supply greatly 
impacts housing affordability. Low production hasn t always been the case From 1955-1990, the State 
was building more than 200,000 homes annually and a much greater percentage were multifamily (in 
contrast to today's focus on single-fami y). In addition to our supply challenges, the housing growth 
that does occur frequently takes the form of urban spraw ; expanding into undeveloped areas. These 
deve opment patterns often resulted in reinforcing income inequality and patterns of segregation.

Today's population of 39 million is expected to grow to 50 million by 2050 Without intervention, much 
of the population increase can be expected to occur further from job centers, h:gb-performing schools, 
and transit, constraining opportunity for future generations.

Land use policies and planning can help encourage greater supply and affordability, as wel1 as 
influence the type and location of housing. Thoughtful land use pohcies and planning can translate into 
the ability for fam lies to access neighborhoods of opportunity, with high performing schools, greater 
availability of jobs that afford entry to the middle-class, and convenient access to transit and services. 
Easy access to jobs and amenities reduces a household's daily commute and other travel demands. 
Encouraging new homes in already developed areas ana areas of opportunity not only alleviates the 
housing crisis, but a so supports the State's climate change and equity goals.

California's Housing Future1 Challenges And Opportunities
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Introduction

Moving Forward
There are several possib'e options for addressing California's housing chal enges. California's Housing 
Future: Challenges and Opportunities can serve as a guide for those efforts by providing a detailed 
snapshot of the current state of housing affordability in California, five key challenges that can frame 
the discussion, and three broad policy avenues with specific potential options and action items in each.

California's Housing Future: Challenges and Opportunities has been prepared pursuant to Health and 
Safety Code Secton 50450 and represents the 2025 Statewide Housing Assessment.

California's Housing Future: Challenges And Opportunities
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Snapshot: The Current State of Housing Affordability in 
California
A fundamental purpose of this report is to assess Ca itornia's housing needs This section details the 
State's projected housing needs through 2025, demographic trends, current housing characteristics, 
and housing costs and affordability. As this section will show California has severe housing issues for 
both rental and homeownership in terms of both supply and affordability. There is a shortfall of more 
than one million rental homes affordable to extremely and very low-income households and California's 
homeownership rate has declined to the owest rate since the 1940s. in addition, California needs more 
than 1.8 million additional homes by 2025 to maintain pace with projected household growth.

Snapshot: The Current State of Housing Affordability in California

Projected Housing Needs Through 2025
1.8 Million New Homes Needed by 2025
From 2015-2025, approximately 1.8 million new housing units are needed to meet projected 
population and household growth, or 180,000 new homes annually The California Department of 
Housing and Community Development (HCD), in consultation with the California Department of 
Finance, determines the State's housing need for a 10-year period, based upon Department of Finance 
population projection and demographic household formation data.

Past Production
Figure 1.1 shows the annual growth in housing units from 2000 2015 compared to the current 
projected average annua need of 180,000 new homes.

Figure 1.1
Annual Production of Housing Units 2000-2015

Compared to Projected Statewide Need for Additional Homes
pernnits
240.000
220.000
200,000
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______________________________2015-2025
'rejected Housing Need 180,000 Homes Annually
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■ Single Family ■ Multifamily (2 +■ Units)

Sources 200C-2015 Now construction housing permit data from Construction Industry Research Roarci. 7015-2025 Projected Annual Need Horn 
HCD Analysis o* State of Caiifom.a, Department of Finance P 4 State and County Projected Households, Household Population. Group 
Quarters, and Persons pe' Household 2010-2030— 3ased on Basel ne 2013 Population Projection Ser es Estimate is subject to change until 
final release G-aphic by HCD. Note Prior Statewide Housing Plan, "Ra s'ng the Poof" (1997-2020) Drojected Cal fomia needed to add an 
average of 22C.0C0 new nomes/yr to keep up wth projected peculation increases; updated projected need is less due to lower population 
■ne'ease projections and higher household formation rates
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For the past 10 years the State has averaged less than 80,000 new homes annually However, this has 
not always been the case. From 1955-1989, the State averaged more than 200,000 new homes 
annually, with mu tifamily housing accounting for more of the housing production.

Figure 1.2
Annual Production of Housing Units 1955-2015

Snapshot: The Current State of Housing Affordability in California
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Source Construction Industry Research Beard/California Homebuilding Research Reports 2005. 2013.2015: Graphic by HCD

California's hous'ng needs are influenced by a number of factors that include both the size of the 
population (sheer number of people), but more importantly, the characteristics of that population (e.g 
age, ethnicity, househod size). Other characteristics also affect whether California has enough housing 
to meet the needs of the population, including the percentage of peop e who have disabilities 
percentage of farmworkers whose work is seasonal, and percentage of people experiencing 
homelessness.

Demographic Trends Drive Housing Needs
California has a diverse and growing population. Understanding the State's changing and unique 
demographics can inform housing po icy decisions

Population
California's 39 million people live in 13 million households across 58 counties and 482 cities. The 
graphic below shows the percentage of the total population that Fves in each county. The State's cities 
and counties range greatly in population While there are three cities with more than one million 
residents, there are 107 cities with less than 10,000 res;dents. The largest population concentration is in 
Southern California.

California's Housing Future: Challenges And Opportunities
January 201 7 Draft
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Snapshot. The Current State of Housing Affordability in California

Figure 1.3
Largest Population Concentration in Southern California

Current Population by County

Source U S Cersus Bureaj, Census 2010 Summary File 1 Graphic by HCD

Household Growth
Through 2025, the highest percentage of househo d growth >s expected to occur in the Bay Area, 
Southern California, and Central Valley communities. Between 2014 and 2C15, approximately 25 
percent ot population growth came from migration from other states and countries; and 75 percent of 
popu ation growth was attributable to births within California.

Future household growth projections, as opposed to population growth (of individuals), are helpful for 
understanding future housing needs as they take into account projected household sizes. Figure 1 4 
below shows the expected total household growth of 1 83 million through 2025 ano each region's 
corresponding percentage of the total household growth.
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Snapshot- The Current State of Housing Affordability in California

Figure 1.4
Where Growth !s Expected Through 2025

Source 2015-2025 Pioiectcd New Households from HCD Ana vs.s of State of California, Department of Finance State and County 
Projections o* Households, Household Population Group Quarters, and Dersons per household 2010-2030— Based an Baseline 2013 
Popuiat on Project'on Senes This estimate is suD|ect to charge until the final release of the 2025 California Statewide Housing Plan 
Graphic by HCD

Race and Ethnicity Population Trends
California's population is projected to become increasingly racially diverse through 2040. According to 
the National Equity Atlas, as of the 2010 Census, California is second only to Hawaii in diversity'" in the 
nation People of color have represented the majority of the population in California since 2000 and are 
projected to be the majority nationwide by 2044 As people of color continue to grow as a share of the 
workforce and population California's success and prosperity will be ever more directly linked to the 
social and economic well-being of the State's communities of color.iv

California's Housing Future; Challenges And Opportunities
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Snapshot: The Current State of Housing Affordability in California

Figure 1.5
California Is Becoming Increasingly Diverse

Racial/Ethnic Composition: California, 1980 -2040

■ Mixed/Other

■ Native 
American 
Asian

■ Latino

■ Black 

White

Source: eolicyLnk and the USC Program for Environmental and Regional Equity, National Ecuity Atlas, www.nationacqutyatlas.org, 2014 
These projections are based on county-level projections from Wooas & Poole Economics, Inc.'s 2014 Complete Economic and Demographic 
Data Source, and 2C14 national prcections from the U S Census Bureau adjusted to account for dWerent race/ethnic ty categcizat on over 
t me Graphic recreated by HCD.

Vulnerable Populations
Housing costs and supply issues particularly affect certain vulnerable populations that tend to have the 
owest incomes and sometimes experience barriers to housing stability. These groups require targeted 
policy and programmatic responses Some of these vulnerable populations are described below, 
including persons experienc ng homeiessness, seniors, persons with disabilities, farmworkers, and tribal 
populations. Further information on these special needs population can be found in Appendix A.

California's Housmg Future Challenges And Opportunities
January 2017 Draft
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Snapshot: The Current State of Hous'ng Affordability in California

Persons Experiencing Homelessness
On a single night in 2016, more than 118,000 people experienced homelessness in California—
22 percent of the entire nation's homeless population v By comparison, California has 12 percent of 
the total population in the United States. Ca'iforn'a a so had the highest number of unaccompanied 
youth, veterans and people experiencing chronic homelessness in the United States, with nearly one- 
third of the nation's youth, nearly one-fourth of the nahon's homeless veterans, and more than one- 
third of the nation's chronically homeless residents.*' Most of California's homeless population resides 
in major metropo itan areas; however, homelessness impacts communities of al1 sizes and peop e 
experience homelessness throughout ai regions of the State.

Figure 1.6
One-Third of California's Homeless Population Is in Los Angeles County

California Continuums of Cam by 
Percentage of State Homeless Population
___J c*v i '%

■ 1 V* <•.

Sojrce: 2016 Pcmt-ln-1 me (PIT) Estimates of Homeless People by Continuum of Care
Https://ww hudexchange.info/resources/documents/2007-2016-PIT-Cojnts-by-CoC.xIsx Graph c by HCD
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Snapshot: The Current State of Housing Affordability in California

Seniors
The number of Californians who are 65 years old or older is growing rapidly. According to the 
Department of Finance projections shown in Figure 1.7 the over-65 populations will grow by more than 
four million people by 2030. This trend, combined with the fact that California seniors currently have an 
average (median) personal income of $21,300/'' will increase the need for affordable housing options, 
accessible design, and in-home supportive services.

Figure 1.7
California's Population Is Aging

Percentage and Total Population Change Projections by Age Group 
from 2010-2030 in California

Total Population 
Change

72% Eldest Seniors (85 or more years) +437,379

114% Mature Retirees (75-84 years) + 1,563,283

102% Young Retirees (65-74 years) +2,346,047

11% Working Age (25-64 years) +2,116,108

-2% College Age (18-24 years) -67,352

3% School Age (5-17 years) +220,303

5% Hschool Age (0-4 years) +127,854

18% Total (All Ages) +6,743,622
-

-20% 0% 20% 40% 60% 80% 100% 120%

Source: State of California, Department of Finance, Report P-1 (Age): State and County Population Projections by Major Age Groups, 2010
2030. December 2014. Graphic by HCD.
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Persons with Disabilities, Including Persons with Developmental Disabilities 
The State of California defines disability" as a physicai or mental impairment that "limits a major life 
activity."1 This segment of the population needs affordable, conveniently located, and accessib e 
housing, which can be adapted to accommodate the limitations of a specific disability.

According to the U.S. Census, Ca ifornia has 3 8 million persons with disabilities.1'1" Figure 1.8 shows the 
breakdown of reported disabilities by type. Persons with ambulatory difficulty (i.e. those who need 
wheelchairs, canes, or other movement assistance) represent the largest percentage of people who 
reported that they have a disability. Housing for this group may requ:re reasonable accommodation for 
their disabi'ities2 or homes buiIt with universa design standards.3 In addition, 20 percent repoded 
having an independent-living difficulty that requires flexible housing solutions (e.g., housing with 
supportive services, group homes, etc.).

The number of persons with developmental disabilities is difficult to quantify in California. The 
California State Council on Developmental Services uses Gollay and Associate's nationa prevalence of 
persons with developmental disabilities estimate of 1.8 percent to calculate that 684,000 Californians 
meet the federal definition of having a developmental oisability Client data from nonprofit regional 
centers and deve opment centers contracted with the Ca ifornia Department of Developmental 
Services shows 250,000 people received assistance in 2015.

Figure 1.8
One-Third of Reported Disabilities Are Self-Care or Independent-Living Difficulties

Snapshot: The Current State of Housing Affordability in California

19.7% 13.9%

11.7%

9.3%

19.1%

26.3%

■ Hearing difficulty

■ Ambulatory Difficulty

■ Vision Difficulty ■Cognitive Difficulty

■ Self-Care Difficulty Independent Living Difficulty

Source. Cisabi ity Characterist cs 2010-2014 American Community Survey 5-year estimates Table S1S10. Graphic by HCD

1 Government Code Section 12926-12926. t
? Accommodations made to the structure, rental policies, or others so that a person with a disability can enjoy the use of housing.
3 Universal design nvoives designing soaces so that they can be used by the widest range of people ocss bie taking into account physical 
perceptual and ccgnit ve abilities
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Snapshot: The Current State of Housing Affordability in California

Farmworkers
California is the largest producer of agricultural goods in the country and one of the largest agricultural 
producing regions in the world.'* Farmworkers play a key role in the operation and delivery of the 
State's food system. Despite this, farmworkers face a number of economic challenges compared to 
California's population as a whole. Farmworkers tend to have low incomes; higher risk of living in 
poverty; and have limited access to safe, healthy, and affordable housing choices. It is difficult to 
determine the State's current number of farmworkers both migratory and permanent. Estimates range 
from. 391,700 to 802,662 depending on the source.

Table 1.1
Farmworker Numbers Are Difficult to Calculate

2010-2014 American Community 
Survey 5-Year Estimates

Agriculture, forestry, fishing and hunting, 
and mining

401,363

Employment Development 
Department (EDD) 2015

Agriculture, forestry, fishing and hunting 391,700

USDA Census of Agriculture 
(2012)

Hired farm labor - workers and payroll 465,422

Giannini Foundation of
Agriculture, University of
California, 2012

Workers with one agricultural job 802,622

Shifting Characteristics of Farmworkers
Characteristics of the farmworker population have changed during the past two decades. Housing 
availability must adapt to the changing needs of this population. For example, there has been an 
increase in the number of farmworkers who work alongside or live with family members, from 59 
percent in 1990 to 75 percent in 2012/

The population of farmworkers who are unauthorized to work in the United States is increasing. In 1990, 
only 13 percent of farmworkers were unauthorized. This was due primarily to the 1986 Immigration 
Reform and Control Act that granted legal status to many previously unauthorized workers and 
provided a path to legal, permanent-residence status and citizenship. By 2012, the number of 
unauthorized farmworkers in California had climbed to 60 percent; while of the remaining 40 percent, 9 
percent reported they were U.S. citizens and 31 percent were legal permanent residents. Farmworkers 
who lack authorization to work in the United States are more vulnerable to exploitation by employers 
and face more challenges in obtaining decent housing. In addition, access to market-rate and 
subsidized housing is limited for farmworkers without proper documentation.

California's Housing Future: Challenges And Opportunities
January 2017 Draft
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Snapshot: The Current State of Housing Affordability in California

Native American Tribes
According to the 2010 U S. Census, California has the largest Native American popu ation in the nation. 
Nearly 216,000 Californians dentified soley as "American Indian," 10.9 percent of the national total. 
California currently has 109 federally recognized tribes, almost one-fifth (19.2 percent) of all tribes 
nationwide/' These tribes—which include nearly 100 small reservations and Rancherias—are spread out 
across the State, in urban, suburban, and rural jurisdictions.

Poverty disproportionate y affects tribal populations. The rate of tribal poverty is more than twice that 
of the rest of the State's popu ation, and one-third of tribal residents live below the fedora1 poverty 
rate. The high incidence of poverty among tribal populations equates to ower income ava:lab e for 
other necessities after paying for high housing costs in the State.

Figure 1.9
Tribal Poverty Is More Than Twice That of California's General Population
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30.00% 
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California Tribal

Source: Special geographic analysis of 2010 Census by California Coalition for Rural Housing delineated by tribal census tracts and tribal block 
groups unique to and within the boundaries of federally recognized tribes. Graphic by HCD.
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Current Housing Characteristics

Snapshot: The Current State of Housing Affordability in California

Housing Types and Tenure
Housing type describes the type of dwelling a person resides in, while tenure describes whether a unit 
is renter- or owner-occupied. The majority of California households (about 65 percent) reside in single
family homes, while only about 31 percent reside in multifamily homes. The remainder resides in other 
housing types, such as mobile or manufactured homes, see Figure 1.10

Figure 1.10
California Housing Stock by Type

2010-2014 Average: Multifamily, Single-Family, and Mobile/Manufactured Homes/Other

Single-Family (1 unit detached or attached) 9.0 i
Multifamily (2 or more units) 4.3

Mobilehomes/Manufactured Homes/Other 0.5
Total 13.5

■ Single Family - 65%

ft Multifamily - 31%

m Mobile/Manufactured 
Homes - 4%

Source: U S. Census Bureau, 2010-2014 American Community Survey 5-Year Estimates, DP04 Selected Housing Characteristics. Graphic by 
HCD

Manufactured homes constitute a small, but meaningful portion of the housing stock in California; 
about 500,000 housing units. Though not a new idea, the concepts of manufactured housing (also 
called mobilehomes) and factory-built housing have evolved significantly in the past decade. 
Manufactured housing is built in one or more modular sections that can be transported to, and installed 
oh, a site with or without a foundation. Factory-built housing components for the house are built and 
inspected off-site in pieces and then transported and assembled on a foundation at the desired 
location. Advances in technology and regulation have resulted in higher-quality homes, with greater 
energy efficiency than past generations, and at a cost that is 10 to 20 percent per square foot less than 
conventionally built homes.

California's Housing Future: Challenges And Opportunities
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Snapshot: The Current State of Housing Affordability in California

Age of Existing Housing Stock
As shown in Figure 111, the majority ol housing in Ca ifornia was built before 1980. 7 hese older homes 
tend to have greater rehabilitation needs, as wel as lower energy efficiency.

Figure 1.11
Majority of California Housing More than 35 Years Old

Age of Housing in California 2010-2014 Average

11111111

Built 1939 Built 1940 Built 1950 Built 1960 Built 1970 Built 1980 Built 199C Built 2000 Built 2010 
or earlier to 1949 to 1959 to 1969 to 1979 to 1^89 to 1999 to 2009 or later

■ Year Housing Built

Source J.S. Census Bureau, 2010-2014 Aimer can Community Survey 5-Yeai Estimates, DP04. Graphic Dy HCD
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Overcrowding
Overcrowding is when there is more than one resident per room (every room in the home, bedrooms, 
kitchen, living room, etc. is included in this calculation). California's overcrowding rate is 8.4 percent, 
more than tw ce as high as the national average 3.4 percent California has the second highest 
percentage of overcrowded households of any state. The renter overcrowding rate for California is 13.5 
percent, more than trip e the owner overcrowding rate of 4 percent/"

Figure 112
California's Overcrowding Rate More Than Double U.S. Average
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Source U.S Census Bureau, 2015 American Community Survey 1-Year Estimate Tables 025014 Tenure by Occupants per Room Graphic by 
HCD

California's Housing Future: Challenges And Opportunities 16
January 201 7 Draft



Homeownership Rate Trends
Since the 1950s, California's homeownership rate has fallen below the national rate, with a significant 
gap persisting since the 1970s. Between 2006 and 2014, the number of housing units that were owner- 
occupied fell by almost 250,000 in Co ifornia, while the number of renter-occupied units increased by 
about 850,000.* According to the Public Po icy Institute of California, "much of the increase in rental 
units occurred among formerly owned single family detached housing units "Ki>'

Figure 1 13 shows that following the foreclosure crisis, homeownership rates in California have fallen to 
53.7 percent, reaching the lowest rate since the 1940s, when the homeownership rate in California was 
43.4 percent.xv

Snapshot: The Current State of Housing Affordabil'ty in California

Figure 1.13
Recent Homeownership Rates Nationally and in CA 2005-2014
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Source U.S. Census Bureau, 2005-2X9 2011-2014 American Community Survey 1-Year Estimates. B25003 2010 Decennial Censjs General 
Housing Characterstics, OT-H1 Graphic by HCD
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California's homeownership rate is also lower than other large states. Only New York and Nevada have lower homeownership rates. 
See Figure 1.14.

Figure 1.14
California Has the Third Lowest Homeownership Rate Among the 50 States

Snapshot: The Current State of housing Affordability in Ca'ifornia
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Snapshot: The Current State of Housing Affordability in California

Homeownership Rates by Race and Ethnicity
Homeownership rates also vary by race and ethnicity in California. As shown in Figure 1.15, 64 
percent of households that identified as White (Nc.n-Hispanic) were homeowners, compared to 
only 35 percent of households that identified as Black or African-American.

Figure 1.15
Homeownership Rates Vary by Race and Ethnicity

California Homeownership Rates by Race and Ethnicity 2010-2014 Average

30%

White (Non- Asian/Pacific Multi Racial American Latino or Other Black or
Hispanic) Islander Households Indian/Alaskan Hispanic African

native American

Source U.S. Census Bureau. 2010-2014 American Community Sun/ey S-Year Estimates, Tables B25003A-I. Tenure by Race/Ethn city 
California Graphic by HCD
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Snapshot: The Current State of Housing Affordability in California

Costs and Affordability

Single-Family Home Sale Prices 1990-2015
Years of low housing production contributes to high demand ano high home sale prices. 
However, home sale prices are also influenced by access to credit, current interest rates, and 
the role of homeownership as an investment tool. Home sales have experienced higher and 
lower price cycles throughout the last two decades, with an extreme boom from 2002-2008, 
followed by a significant decline during the time period sometimes referred to as the "Great 
Recession," as shown in Figure 1.16.

Figure 1.16
Home Sales Price Trends in California 1990-2015

Median Sales Price in California Single Family Homes 
(adjusted for inflation in 2015 dollars)
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Source California Association of Realtors - N storical Housing Data, Seasonally Adjjsted Monthly Median Sales Price of Existing 
Detached Homes January 1990-Decemoer 2015 Infiaticn adjustment pedormed using Bureau of Labor Statistics Cons jmer Pr.ce 
index ’990-2015. Graphic by HCD
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Snapshot The Current State of Housing Affordability in California

Recent Home Sale Prices Throughout California
Figure 1.17 shows home prices in Ca ifornia by county in August 2016. The highest prices were 
found in the coasta areas Statewide the highest-cost market was San Francisco with a median 
home price of more than $1.25 million. The statewide median, existing sing'e-family home sale 
price was $526,580.” As of first quarter of 2016, the California Association of Realtors 
estimates that only 34 percent of households in California can afford to purchase the median 
priced home in the State.”"

Figure 1.17
Median Home Sale Prices by County, August 2016

Median Single-Family Home 
Sales Prices by County - August 2016
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Source California Association of Realtors H'Stodca Housing Data. Median Puces of Ex sting Detached Homes AjguSt 7016
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Rental Housing Costs 1990-2014

Unlike home sa.es prices shown in Figure 1.18, rents did not experience a significant downward 
trend during the "Great Recession." Instead, demand for rental housing has stayed strong and 
rents have trended upward, even when adjusting for inflation.

Some key factors in the increased demand for rental housing since the recession include:xv"'

• Foreclosures and former owners moving into the rental market.

• Demographic shifts, particularly the generational boom of millennials coming of age 
and entering the housing market with, strong rental tendencies.

• Lack of supply.

• Deferred home buying, due to: 

o Lack of market confidence.

o Reduced access to mortgage credit following the recession 

o Unemployment and stagnant wages

o Competition with investors buying homes to convert to rentals.

Figure 1.18
Rental Cost Trends in California

Median Gross Rent 1990- 2014 (adjusted for inflation in 2014 dollars)

Snapshot: The Current State of Housing Affordability in California
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Source Median Gross Rents. 1990-2010 Decennial Census, 2005-2014 American Commun ty Survey 1 year data 4

1 The Census and American Community Survey tend to reflect lower rents than are present in the market due to a time delay 
between data gathering and release Data tools such as Z. low's Rent Irdex allow an alternative model for tracking rents closer to 
real time.

California's Housing Future Challenges And Opportunities
January 2017 Draft

22



Recent Rental Housing Costs Throughout California
Figure 1.19 shows the Zillow Median Rent Index data for August 2016,5 which examines rental 
listings and uses modeling to estimate rents for mu tifamily and single-family homes for every 
county in California Rental costs were higher in the coastal and urban areas, with the highest 
median rent recorded in San Francisco at above $4,500 a month. No county with available data 
in California recorded a median rent below $1,100 per month.

Figure 1.19
Median Rent by County, August 2016

Snapshot: The Current State of Housing Affordability ;n California
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Source Zi1 ow Med an Kent Index (All Homes: Multifarr ily. S ngle Family Rental, Condo) by County August 2016 Graphic oy HCD 
For more information on Zillow Med:an Rent index methodology visit http://wwwzillcw.com/research/zil!ow-rent-index- 
methodology-2393/

5 The Census and American Community Survey tend to reflect lower rents than a-e present in the market due to a time delay 
between data gathering and release Data tools such as Ziliow's Rent Index allow an alternative model for tracking rents closer to 
real tine Ziliow's Rent Index is used a eng with American Community Survey data n this report to estimate current housing cost 
informat on, however Zi; ow s Rent Index does rot have historicai rent information, nor information for every city and county in 
California
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Snapshot: The Current State of Housing Affordability in California

Primer on Housing Cost Affordability
The issue of home affordability is about more than just the cost of housing. It also :nc udes the 
abi ity to access and to pay for housing; the cost of housing relative to income.

As defined by the U.S, Department of Housing and Urban Development, housing is considered 
affordable when a person pays no more than 30 percent of their income toward housing costs, 
including utilities. When a person pays more than 30 percent of income toward housing costs 
they are considered housing cost burdened, and when a person pays more than SO percent of 
income toward housing costs they are considered severely housing cost burdened.

Working full-time at a minimum wage of S10 an hour (the current California statewide minimum 
wage), a renter or homeowner can afford $520 per month in housing costs; working full-time at 
a minimum wage of $15 an hour (the California statewide minimum wage as of 2022 as set by 
Senate Bill 3), a renter or homeowner can afford $780 per month in housing costs.™

Affordability and Income Categories
Income categories describe households with similar incomes adjusted for regiona variations. 
Income categories are determined by the area 
meo:an income (AMI) for a specific geographic area; 
typically set at the county level.

Each income category is determined as a 
percentage of the AMI (see inset). These categories 
are used to determine e'ig bi ity for most hous:ng 
programs and as a base tor setting affordable rents.
They can also be helpful for comparing households 
across regions.

Forty-three percent of a I Caiiforn'an househo'ds are 
lower-income (incomes that are 0- 80 percent of AMI 
for their county), but the percentages ciffer between 
renter and owner households: 29 percent of owner households and 61 percent of renter 
households ih California are lower-income.“ Figure 1.20 below shows the percentage of renter 
households in each income category that are rent burdened, paying more than 30 percent of 
income toward rent, and severely rent burdened, paying more than 50 percent of income 
toward rent.

Income Category Definitions
Above-Moderate Income: 121% area 
median Income (AMI) and above

Moderate Income 81-120% AMI

Low Income: 51-80% AMI

Very-Low Income: 31-50% AMI

Extremely Low Income: 0-30% AMI
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Snapshot: The Current State of Housing Affordability in California

Figure 1.20
Percentage of California's Renters Experiencing Rent Burden 

by Income Category
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Source: 2016 Nat onal Low-Income Housing Coa ition tabulat oris of 2014 American Community Survey Public Use Mic-odata 
Samp e (PUMS) housing fiic

Housing-cost burden is experienced disproportionately by people of color. Figure 1.21 looks 
across all income levels in the State and shows that the percentage of renters paying more than 
30 percent of their income toward rent is greater for households that identify as Black or 
African-American, Latino oi Hispan.c, American Indian or Alaska Native, or Pacific Islander, 
cornpared to renter households that identify as White. This may become an ever-greater factor 
in the need for affordable housing as population trends suggest that California wil become 
increasingly diverse in the coming decades.
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Snapshot: The Curertt State of Housing Affordability in California

Figure 1.21
Housing-Cost Burden Is Distributed Unevenly Across Race and Ethnicity

Average Housing-Cost Burden by Race and Ethnicity 2009-2013

60%

Black or Hispanic, any Pacific Islander Other American White alone, Asian alone,
African- race alone, non- (including ridian or ncn-Hispanic non-Hispanic

American Hispanic multiple races, Alaska Nafive
a one non non-Hispanic) alone, non-

Hispanic Hispanic

Source: HUD CHAS Data Sets based on 2009-2013 ACS Graphic by HCD

The Growing Impact on Moderate-Income Households
Housing-cost burden (paying more than 30 percent of income toward housing) and severe, 
hcus:ng-cost burden (paying more than 50 percent of income toward housing) are near 
universal experiences for low-income renters, but in the highest-cost metropolitan areas, cost 
burden is rapioly spreading among moaerate-income households. In the 10 metropolitan areas 
with the highest median-housing costs nationwide, 75 percent of renter households earning 
$30,000-44,999 and ha f of those earning $45,000-74,999, were experiencing housing cost 
burden in 2014.“
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Income and Affordability
Despite the economic recovery that has occurred since the recession, incomes, especially 
among renters, have not kept pace with housing cost increases.

Snapshot: The Current State of Housing Affordability in California

Figure 1.22
Renter Income Has Not Kept Pace with Increasing Rents 2000-2013

Change in Inflation Adjusted Median Rent and Renter Income Since 2000

2000 2001 2007 2008 2010 2011 2012 2013

<% Change in Rent % Change in Renter Income

Source Ca'iforn a Housing Partnership analysis of 2000 Decennial Census and 200S-2013 American Community Survey 1 year data 
2001 -2004 are an est mated trend Graohic recreated by HCD

Affordable Housing Gap Analysis**1
Each year the Nationa Low Income Housing Coalition (NLIHC) uses the American Community 
Survey data to evaluate the supply of rental housing affordable to all income levels, both 
market rate and deed restricted, across all 50 states NLIHC compares housing stock, current 
pricing, and occupancy of that stock for each state against what the renter households living in 
that state earn and can afford to pay The result is an annual gap analysis, which shows the 
shortage of affordable units for each income segment in each state.

Nationwide, the supply of affordable renta homes can on y accommodate 31 of 100 renter 
households with extremely low incomes (ELI); California's supply of affordable rental homes can 
only accommodate 21 of every 100 ELI households. The NLIHC Gap Analysis shows a shortfall 
of 1.5 million homes in CaWornia that are available at rents affordable to ELI and very low- 
income (VLI) households

California's Housing Future: Challenges And Opportunities
January 2017 Draft

27



Snapshot: The Current State of Housing Atfcrdabil;ty in California

Figure 1.23
1,5 Million Shortfall of Rental Units Affordable and Available to 

Very Low- and Extremely Low-Income Renter Households in California

2.500,000

Households AffordaDle ano availab e units
H Shortfall VLI ■ ELI

Source 2016 National Low Income Housing Coalition tabulat ons of 2014 American Common ty Survey Punlic Use Microdata 
Samp e (PUMS) housing file Graphic created by California Housing Partnership

California's high housing costs disproportionately affect extremely iow- and very low- ncome 
households, but many low- and moderate-income households also have trouble renting a 
home at an affordable level, Figure 1.24 below shows the affordable and available unit data for 
all renter-househo a income evels.

Figure 1 24
Rental Housing Falls Short at All Income Levels, Except Above Moderate
Comparison of Households and Affordable and Available Units in California * •
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Source: 2016 National Low Income Housing Coalition tabulations of 2014 American Community Survey Public Use Microdata 
Sample (PUMS) housing file. Graphic by HCD
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Snapshot; The Current State of Housing Affordability n California

Total Number of Regulated, Deed-Restricted, Affordable Units in California
When housing rents or purchase price is made affordable to a certain income level, the 
housing is regulated by a use-restriction, limiting the price and occupancy to lower-income 
households for a period of time (genera !y 30 to 55 years).

The California Housing Partnersh'p Corporator (CHPC) a State-created nonprofit dedicated to 
the p^eservat on of affordab e homes, estimates that the number cf deed-restricted multifamily 
affordable units in California is 478,654*xi,i out of 4,270,215 total multifamily units in the 
State.“iv

Portions of these housing units are at-risk of losing their 
affordability restrictions and converting to market-rate 
once their subsidy contracts or regulatory agreements 
expire. For the people current y living in housing and 
paying an affordable rent, this means they may 'ose 
those affordabi ity protections and have to pay market 
rents or move away. Potentia conversion of affordable 
units to market-rate units is an ongoing and critical 
statewide problem.*”' Over the next decade, project- 
based renta1 assistance contracts covering thousands of 
affordable apartments in California will expire without assurance of renewal, potentially ending 
the subs:dies that ensure affordable housing for thousands of low-income households in the 
State

Project-Based Rental Assistance
Assistance available only for lower- 
income residents provided they live
within a specified building.

Tenant-Based Rental Assistance
Assistance available only for lower- 
income res aents that can be used at 
any building that accepts the 
voucher

As shown in Table 1.2, from 2016-2021,31,515 apartments in 499 properties statewide are at- 
risk of conversion to market rate. Without assistance, this affordabie housing will be lost, further 
reducing the already extremely limited affordable housing supply.

Table 1.2
Expiring Rental Assistance Contracts 2016-2021

At-Risk Within 5 years 499 35,785 31,515
Very High Risk Within 1 year 266 15,471 12,866

High Risk 2-5 years 273 20,314 18,649

Moderate Risk 5-10 years 70 5,760 5,251
Low Risk Over 10 years 1,209 91,814 80,948
Total 1,778 133,359 117,714

Source: Annual At-Risk Ara ys s. California Housing Partnership, Aori 2016
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Snapshot: The Current State of Housing Affordability in California

Rehabilitating existing homes and preserving afforaability by putting in place or renew:ng 
affordabiiity protections (use- or deed-restrictions) carries substantia ly lower costs than 
building new affordable homes. Given limited resources for new, affordable-home 
construction, preservation and rehabilitation of existing homes is an important tool to increase 
access to housing affordable to lower-income households. Preserving housing opportunities in 
a^eas close to transit, jobs, high-performing schools, and services helps prevent displacement 
of existing residents ano increases access to opportunity for low-income households that might 
not otherwise be able to afford to live in these ocations

Housing and Transportation Affordability
As discussed earlier, housing affordability is recognized as paying no more than 30 percent of 
income toward housing costs. However, it is also helpful to examine the cost implications of 
the second-largest household expense, transportation.

The Center for Ne:ghbcrhood Technology developed a Housing and Transportation 
Affordability Index (H+T Index) that has been w;dely used to examine housing and 
transportation costs, as wel as transportation behavior in different community contexts.

Trave demands are determined by where peop;e choose to live, but also by where they can 
afford to live. The proximity of jobs and services, density, and the availability of public 
transportation are among the factors that can affect the need for automobile travel and thus 
transportation costs. In certa n communities, higher housing costs can be mitigated by lower 
transportation costs when less automobile travel is required, and conversely a househo'd 
seeking more-aftordable housing costs by living further away from jobs and services may face 
higher transportation costs that increase its combined housing and transportation cost burden.

Figure 1.25, based on the H+T Index, shows the average percentage of income spent on 
housing for selected counties, with lower overal cost burdens aligning with more transit- 
accessible areas. By looking at costs as a percentage of income, the index a lows comparisons 
across counties with differing average incomes and cost-of-iiving standards. However, that also 
means the lower cost burdens shown here are the result of both lower transit costs and higher 
overal incomes associated with more urbanized areas

Unlike housing affordabi ity, which is widely accepted as paying no more than 30 percent of 
Income towards housing costs, there is no official affordability definition for housing and 
transportation costs combined. However, there are discussions about defining a combined 
affordability threshold at 50 percent of income. Figure 1.25 shows both a 30 percent and 50 
percent threshold to demonstrate that in this prototypical sampling of California counties, no 
jurisdiction has a housing cost burden below 30 percent of income; and almost no counties 
have a combined housing and transportation burden below 50 percent of income.
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Snapshot: The Current State of Housing Affordability in California

Figure 1.25
Lower Transportation Cost Burden Can Lower Overall 

Household Cost Burden
Housing and Transportation Cost Burdens Throughout California
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When total costs are evaluated, as in Fable 1.3, rather than costs as a percentage of income, 
the H+T Index still shows that lower transportation costs can have a significant impact on 
overall household costs. For example, San Francisco has an average annua transportation cost 
of $8,919, which is $5,352 lower than the average annual transportation costs for a household 
in Solano, In this case, the lower transportation costs in San Francisco actually offset the high 
housing costs. However, for other ccunt:es, such as Fresno and Del Norte, lower-cost housing, 
even coupled with h gn transportation costs, still results in a lower overall housing and 
transportation total.

100%
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Snapshot: The Current State of Housing Affordability in California

Table 1.3
Average Annual Housing and Transportation Costs Throughout California

Santa Clara $42,919 $29,364 $13,555

Alameda $37,119 $24,708 $12,411

San Diego $36,563 $23,544 $13,019

Solano $36,279 $22,008 $14,271

Los Angeles $34,276 $22,152 $12,124

San Francisco $33,975 $25,056 $8,919

Stanislaus $30,799 $17,280 $13,519
-1

Fresno $29,121 $15,792 $13,329

Del Norte $28,714 $14,556 $14,158

Source: Center for Neighborhood Technology, Housing and Transportation Index, Average Annual Housing and Tansportation 
Costs for Selected Counties. Note: Housing Costs are based on 2013 American Community Survey data, and costs in most counties 
have continued to increase since the publication of that data.
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Challenges

Challenges ■
As California seeks to promote a housing market that is more accessible, affordable, equitable, 
and sustainab e, the State must be de iberate about understanding the diverse needs of 
Californians, tne State's ro e in housing markets and assistance, and the tradeoffs inherent in the 
diverse policy options at its disposal. This is reflected in the following five major challenges 
evidenced through the analysis provided above, as well as information contained :n the 
following appendices to this report:

• Appendix A — California's Diverse Needs: examines the specific housing needs of 
certain special population groups and briefly examines how housing challenges can be 
addressed across California's diverse areas.

• Appendix B — Land Use Planning and Policy's Influence on Housing Devc opment. 
examines land use planning and development policies which can greatly influence 
California's ability to provide an adequate supply of housing and encourage land use 
patterns that support infill development.

• Appendix C — Housing and Community Development Production, Preservation, and 
Financia Assistance Programs: examines direct financing available to support the 
construction and preservation of affordable housing deve'opment as well as financial 
assistance directly to renters and owners through a variety of federal. State, and local 
resources.

Challenge 1. Housing supply continues to not keep pace with demand.
Ca ifornia needs at least 1.8 million homes to address household growth from 2015 to 2025 
State housing and planning law' encourages housing development that also helps the State 
meet its sustainability goals (deve oping inward and more compactly, close to jobs, transit, and 
services), and encourages the development of housing that is affordable to Californians at a 
range of income leve's. While the State can require that local governments plan to meet 
housing needs and offer incentives to build housing, we continue to fall short on what actually 
gets built.

Eve'y eight years by aw,B future housing needs are determined for each region of the State 
based on growth over a specific period of time (projection period) through the Reg:onal 
Housing Need Allocation (RHNA) process. The RHNA process uses projected population growth 
to determine housing and affordabi ity needs relative to household incomes, and provides 
estimates of how many new units are needed to meet those needs. Regional governments 
aistribute this regional housing need to ocal governments who must develop a plan (housing 
element of the genera plan) to accommodate the additional housing growth. 6

6 Government Code section 65800
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Challenges

As seen in Figure 2 1, during California s most-recent "Fourth-Cycle" Projection Period (2003
2014) not one region bu'lt enough housing to meet its regional need. For example, of the two 
most populous reg;ons in the State, the Southern California Association of Governments region 
produced 46 percent and the Association of Boy Area Governments produced 53 percent of 
their respective reg:onal needs. Statewide, 47 percent of the housing required to meet 
projected need was constructed during this time-period.

Figure 2.1
All Regions Flave a Shortfall in Meeting Production Goals

Planned and Built Growth
4th Housing Element Planning Period (2003-2014)

punned Growth not Bui:(

____Single F amity Unit Change

Permits by Type

Muttfam ty Unit Charge

Sources HCD Regicna. Housing Needs Allocations; DOC ES Population ana Hous ng Estimates for Cities, Counties, and the State, 
E8 Histo'ical Population and Housing Estimates for Cities, Counties, and the State; Graphic by HCD
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Challenges

The low percentage of housing construction compared to the need is especially true for housing 
affordable to lower-income households Figure 2.2 shows, for the most-recent projection 
period, the projected housing need for lower-income households compared to the net change 
in deed-restricted affordable homes. New home production fal.s short for all income segments, 
but is iowest for deed-restricted homes that serve lower-income households.

Figure 2.2
Home Production Is Lowest for Lower-income Households7
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Source; HCD Reg'anal Hous'ng Needs Allocations 4* Cycle Housing Element (2003 2014}, DOF E5 Population and Housing 
Est mates for Cities, Counties and the State. E8 Historical Population and Homing Est mates for Cites. Counties and the State 
TCAC Mapped Deve'opments

Barriers and constraints (such as lengthy development review, lack of certainty at the local level 
of where ana what is economically and politically feasible to build, and local opposition) impact 
the type, quantity, and location of housing built Often these barriers delay, or prevent new 
home development. Loca governments do not permit enough housing to meet their need, in 
part because they face competing pr orities throughout the development process, including 
community opposition, incentives to approve sales-tax generating development (like retail 
stores or entertainment venues) rather than residential development, ana market conditions 
(such as limited access to predevelopment financing and high land and construction costs) 
These competing priorities can constrain housing production at any, or all, stages of the 
planning and development process In addition, lack of enforcement of State housing laws limit 
the effectiveness of existing tools intended to guide housing development. 7

7 Note In this figure deed-redistricted urits created with pub ic financing sources are used as a proxy for the rumber of low income 
units produced dur ng this time oer od. Loca; inclus'onary un'ts and nor-deed resti cted homes affo'dabie to lower-income at initial 
sales or rental are not included in this total due to lack of statew;de data. Comparisons with San Diego Assoc ation of Governments 
and Association of Bay Area Governments reg ana! oata show tata' aetjal affordable units produced during this time show up to 
twee the affordable un'ts produced beoending on local inclusionary policies
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Challenges

Figure 2.3 below shows the five stages of the residentia planning and development process in 
California. Constraints at each stage compound to create a large gap between projected 
housing need and amount of housing built. Figure 2.4 shows further detail on the constraints at 
each stage that deter the State's ability to meet its projected housing need.

Figure 2.3
Constraints Create a Gap Between Planned Capacity and Built Units
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Figure 2.4
Barriers and Constraints to Housing Development

1 PLANNING PHASE

Implementation 
and Enforcement 
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Tension between State and local control

Enforcement of State law

Community resistance to growth and change

Inadequate capacity and resources at a local level to complete plans
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ZONING PHASE

Competing
Priorities

Local revenue generating mechanisms that favor nonresidential development

Tensions between the need for transportation corridor or transit-oriented 
development (TOD) and health effects from exposure to poor air 
quality/pollutants

Development standards that impact supply and cost of housing

PERMITTING PHASE

Processes and
Standards

High impact fees

Lack of implementation of housing programs

Multiple levels of discretionary review

Community
Opposition

Community resistance to new affordable housing

Environmental permit process reviews, which can be used to stop, or limit, 
housing development for various reasons

Calls for preservation of character that raise development standards, limit 
density, etc.

Referendums and requirements for voter approval

i BUILDING PHASE

Market
Conditions

Limited access to predevelopment financing

Weak market conditions

High land and construction costs

Public subsidies inadequate/declining
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Challenges

Challenge 2. High housing growth is expected in communities with 
environmental and socio-economic disparities.
Many California residents live in areas characterized by ow-investment, social and economic 
prob ems, and lack of :nfrastrjcture. As a result, California has determined that these areas need 
special attention to increase opportunities and improve conditions. The term "disadvantaged 
community" is a broad term that refers to areas disproportionately affected by environmental 
pollution arid other hazards that can lead to negative public health effects, as well as lower- 
economic investment and opportunity. Increasing opportunities and improving conditions in 
these communities is especially critical for long-term chPdhood outcomes. Studies show that a 
child's adulthood earning potential is reduced every year a child grows up in neighborhoods of 
poverty in comparison to children who reside in better neighborhoods.10" In addition, families 
that live 'n areas of concentrated poverty have less economic mobility and have difficulty 
escaping poverty as adults."™

There is a mismatch between the State's high-cost urban and coastal communities, where jobs 
and services are concentrated, and where housing production has occurred during the last 10 
years. Limited production in the urban and coastal communities leaves most of the State's 
housing product:on in the 'nland counties. Figure 2.5 demonstrates the mismatch between job 
avalability and where past housing production occurred. The land use decisions of the State's 
areas of greatest opportunity affect the economic mobTty opportunities for the rest of the State 
if California continues these growth trends, the inland and disadvantaged communities will 
continue to see high household growth during the next 10 years Figure 2.6 illustrates future 
household growth based on current trends, including the continued lack of housing in areas of 
opportunity, which resuits in the greatest household growth occurring in disadvantaged areas
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Figure 2.5 shows count:es with high job availably as measured by total jobs per 1,000 
residents and where housing unit growth occurred from 2003-2014.

Figure 2.5
Past Housing Production Lower in Counties with High Job Availability

Sources' Pooj.ation: U.S Census Bjreau, Population D vision, 2015 Population Estimates, Labor Force Est mates State of California 
Employment Development Department 2015 Labor Force by County, note courties with labor forces under 10,000 were excluded 
from the map. DOF E5 popu a*ion and Housing Estimates for Cities. Courties and the State; E8 Histo- cal Population and Housing 
Estimates for Cit es. Counties, and the State
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Figure 2.6 shows projected household growth by county overlaid with communities identified as 
in the top 25 percent most disadvantaged by CaltnviroScreen 2.0.

Figure 2.6
Projected Flousehold Growth Is High in Counties with Disadvantaged Communities

Projected Household Growth 2015*25 
and Disadvantaged Communities

Disadvantaged Communities (Top 25%)

-42 to *4 000 Households 

+4,001 to 20 000 Households

+20,000 to 179 219 Households

Sources: State of California Department of Finance P-4 State and County 
Projected Households, Household Population. Grojp Quarters, and Persons 
per Household 2010-2030—Based on Baseline 2013 Population Projection 
Series, 3/10/2015. CalEnviroScreen 2.0, Disadvantaged Communities, 
Graphic by HCD
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Challenge 3. Unstable funding for affordable-home development is 
impeding our ability to meet California's housing needs, particularly for 
lower-income households.
To address housing needs, Ca ifornia must to be able to plan for ongoing, sustainable 
development. Unstable funding makes it difficult to plan for new, affordable development and 
limits housing-production efficiency over time. Funding uncertainty also makes it difficult to 
identify and separate the cost impacts of location, construct on, fees, and program 
requirements, and which cost drivers, if any, can be reduced without compromising program 
outcomes.

Even with important changes in land use po icy to remove barriers and increase supply, a large 
number of Californians will always remain priced out of both the ownership and rental housing 
market. Public investment in housing programs will remain necessary to meet the needs of 
those who struggle most to keep roofs over their heads. •

Figure 2.7 shows the dec ine in federal HOME and Community Development Block Grant 
funding to California between 2003 and 2015. Funding levels across other federal housing 
programs generally trended downward over this period.

Figure 2.7
Federal HOME and Community Development Block Grant Allocations 

to California Declined from 2003-2015 
(adjusted for inflation in 2015 dollars}
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State funds have fluctuated as well, but have experienced some recent gains. For example.

$600 million in existing bond authority approved by voters through Proposition 41 to 
provide multifamily housing for veterans experiencing homelessness.

* 20 percent of Greenhouse Gas Reduction Fund revenues to fund the Affordable Housing
Sustainable Communities Program, with at least half of the funds for affordable housing. 
Program available through 2020.

$100 million investment in the 2014-2015 Budget Act from the General Fund for the 
Multifamily Housing Program (MHP) and MHP Supportive Housing

$2 bl lion in bonds to establish the "No Place Like Home" program in 2016 to fund 
permanent supportive housing for Californians experiencing homelessness and mental 
■llness.

At the local level, some jurisdictions are also setting aside funds for affor dable housing through 
bond measures, tax measures, and newly developed tools, such as Enhanced Infrastructure 
Financing Districts and Community Revitalization and Investment Authorities, to provide 
additiona1 opportunities for local governments to support affordable housing goals with much 
needed funding

Rarely does any single housing program provide sufficient resources to fund a complete 
deve'opment. Therefore, developers must apply for, and receive, funding from multiple 
programs and address each program's overlapping policy goals along the way Applying for, 
and securing, many layers of funding can add substantially to the time and difficulty it takes to 
start production. Scarce resources for housing bring even more attention to the need to control 
costs, and the effect of having to layer funding from multiple sources (among other issues that 
could impact costs) is being examined by the State's housing agencies. Policies that speed up 
the deve opment process, reduce excessive parking requirements, and limit unnecessary 
regulatory cost can help control costs and maximize public funding
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Figure 2.8
Sample Funding Mixes for Affordable Multifamily Developments
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Source Examples Daseo on actual deveopment financing, uercentages subject to change pnor to Final Statew de Housing Plan as 
more sample develoomerts are reviewed Graphic by HCD.

Challenge 4. People experiencing homelessness and other vulnerable 
populations face additional barriers to obtaining housing.
The availability of affordable homes is an important part of addressing California's housing 
needs, but many households bear additional challenges. For example, people exiting 
home essnoss may not have the credit or rental history required to rent an apartment (even if 
they have financial assistance), or they may need a variety of services to he p them transition 
into and stabilize their lives!

Both overt and subtle discrimination, inadeouate accommodations for people with disabilities, 
lack of transportation access, and stringent financial requirements and background checks are 
among the barriers that prevent many people from finding an affordable place to live. For 
example, studies show that persons with disabilities are more likely to experience discrimination 
when seeking housing compared to other protected classes.

In California, 41 percent of the discr mination complaints rece ved by the California Department 
of Fair Employment and Housing and the U S Department of Housing and Urban Development 
were filed by people who felt discriminated against due to their disability.'01"
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Even with federal Housing Choice Vouchers that assist with rent, many households are still 
unable to find afforaabfe homes In many high-cost markets, the amount of rent a federal 
Housing Choice Vouchers will cover is capped based on the Federal Housing and Urban 
Deve opment (HUD) Fair Market Rent- which can fa I significantly below the market rent. This, 
combined with too few available rentals and landlords who are unwilling to accept vouchers at 
al is exacerbating the problem.

Figure 2.9 compares for cities throughout California, the rent levels at which households can use 
Housing Choice Vouchers (HUD Fair Market Rents) to the median rents for two-bedroom 
apartments in 2016. In all of these cities, households receiving housing assistance cannot access 
the median apartment. In San Jose for example, the median rent is more than $1,000 higher 
than the evel at which househo'ds can use vouchers

Figure 2.9
Housing Assistance Is Insufficient to Afford the Median Rent in Many California Cities
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Challenge 5. Affordable housing has far-reaching policy impacts that 
benefit the quality of life in California, including health, transportation, 
education, the environment, and the economy.
When Californians have access to safe and affordable housing they have more money for food 
and health care, they are less likely to become homeless and need government subsidized 
services, their children are apt to do better in school, and their businesses do not have as hard a 
time recruiting and retaining employees. Housing programs can be used as a platform to 
achieve multiple policy goals, for example, California's Veterans Housing and Homelessness 
Prevention program connects the needs of veterans and people experiencing homelessness, 
and providing homes and supportive services tor formerly home!ess copulations has been 
shown to improve health outcomes and reduce local and State health care spending. Another 
examp e is the state's Affordable Housing and Sustainab'e Communities program, which 
connects housing with environmental and transportation goais. Increased collaborations across 
these sectors to share knowledge and leverage resources can improve housing programs whiie 
providing multiple benefits to the State

Consequences for the lack of housing choices and high housing costs can be summarized into 
the categories of overpaying (paying a higher percentage of income toward housing costs when 
only unaffordable options rema:n), over-commuting (when households need to move further 
from job and community centers in search of lower housing costs), and overcrowding (sharing 
space at a rate of more than one resident per room to reduce housing costs).3

Overpaying
When Californians are forced to pay a higher percentage of income toward housing costs 
because they only have unaffordable options, it can have a broad impact on the overall quality 
of their lives and the lives of their families. California's economy can also suffer

Educational Consequences
Without access to, and supply of, sufficient affordable housing, many individuals are forced to 
live in substandard accommodations or move more frequently Both substandard housing 
conditions and frequent moves are negatively correlated with children's academic performance 
Frequent moves also disrupt the social connections among children, parents, and teachers that 
have been linked to educational success.xx'* These negative consequences are particularly 
significant for homeless children. Research suggests that homeless children are more likely to be 
absent from schoo , repeat a grade, drop out, and perform poorly on standardized achievement 
tests

? Much of the research for this section was previously gathered and cited for the 2014 California Affordable Housrrg Cost Study
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Health Consequences
High housing costs impact the health of families. For example, families tend to shift their 
spending away from paying for health insurance and health care in order to cover basic 
necessities.xxx' Lack of safe and sanitary shelter, homelessness, and housing insecurity are 
associated with a variety of poor mental and physical health outcomes. Homeless children are 
more vulnerable to developmental delays, depression, and mental health problems. Families 
with high portions of household income spent on rent or mortgages are often unable to afford 
nutritious food. Adequate nutrition is especially critical for both physical and mental child 
development.""1'

While access to affordable housing can free up funds for other necessities and improve health 
outcomes for individuals and families, an emerging field of research is examining how 
affordable housing can also impact government social-services spending. A recent study in 
Oregon found that after people moved into affordable housing, costs to health care systems 
decreased along with an increase in care quality and access.***' A pilot project in Los Angeles 
County, called Project 50, targets people who are high-risk and experiencing chronic 
homelessness and places them into affordable housing paired with social services. After the first 
year of program tracking, the County saw marked declines in incarceration and medical services 
and a decline in total service use. With these cost savings the County calculates that Project 50 
generated a surplus of $4,774 per program participant per year.*xxiv

Migration and Employment Consequences
California is an attractive place to live and work, but housing costs affect the ability of families to 
stay in or migrate to California, with consequences for the State and national economy. 
McKinsey Global Institute estimates that California's housing shortage costs between $143 
billion and $233 billion per year in lost economic output primarily from consumption that is 
crowded out by housing costs and lost construction activity.100"' According to modeis by Chang- 
Tai Hsieh and Enrico Moretti, if high productivity cities across the United States, such as San 
Francisco and San Jose, relaxed their housing and land use restrictions to the level of the 
median American metropolitan area, U.S. productivity would increase by roughly $1.4 trillion.10™'

In June 2015-2016, 61,100 more people moved out of California than moved in. According to 
the U.S. Census Current Population Survey, those moving out of the State listed housing as one 
of the most common factors, behind only family and job concerns."0"'" The lack of housing has 
consequences for businesses trying to recruit and retain employees. In a 2014 survey of more 
than 200 business executives conducted by the Silicon Valley Leadership Group, 72 percent of 
the executives cited "housing cost for employees" as the most important challenge facing 
Silicon Valley businesses and "employee recruitment and retention" as the second-most 
frequently identified challenge.100"'1"
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Over-Commuting
When households of any income level live near transit and job centers they drive less.***'* But :t 
is becoming harder for them to afford housing near these locations. Housing near transit is in 
high demand, and rents and property values near transit are 10-20 percent higher on average 
than simi ar homes further from transit/' Modeling ana analysis by the California Legislative 
Ana yst's Office "suggests that California's high housing costs cause workers to live further from 
where they work, likely because reasonably priced housing options are unavailable in locations 
nearer to where they work."x When households move further from job- and transit-rich areas to 
find more affordable homes, they encounter consequences in the form of higher transportation 
costs and commute times. Beyond the individual consequences for househo'ds, there are 
societal consequences including greater po lutlon and greenhouse gas emiss:ons and 
decreased productivity due to longer commutes

Overcrowding
California has the second highest percentage of overcrowded households of any state.xh 
Overcrowding is one way struggling families address high housing costs, but overcrowding 
results in serious, negative impacts on Californians' physical and mental health. Because of 
greater exposure to infectious diseases and da ly stressors, people living in overcrowdea homes 
have higher blood pressure and experience more psychological distress and feelings of 
helplessness.*1'"
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Options for Addressing Housing Challenges
Most of the potential options that begin to address housing cha lenges fall into one of three 
broad categories:

• Reforming land use policies to advance affordability, sustainability, and equity.

• Addressing housing and access needs for vulnerable populations through greater inter
agency cooroination, program design and evaluation.

• Investing in affordable home development and rehabilitation, rental and 
homeownership ass'stance, and community development.

The following options are meant to be viewed as a guide for discussion among key 
stakeholders and not as an exhaustive list. Indeed, any discussion of the options below s likely 
to produce additiona1 potential strategies as ideas are exchanged.

Reforming land use policies to advance affordability, sustainability, 
and equity.

Option — Increase the supply of housing affordable to all income levels by reducing 
the time and cost of development.

• Streamline permitting at the development stage with robust public engagement and 
environmental review early and upfront, during updates of genera1 plans, community 
and specific plans, and zoning ordinance updates

• Increase regional coordination in land use planning both within and across regions 
Housing, transportat on, and economic changes in one region impact neighboring 
regions. Improved inter-regional, state, and local coordination can iead to better local 
land use planning.

• Increase certainty for infill development consistent with ocal governments' General 
Plans and zoning, timelines, and costs by clarifying and increasing opportunities for 
streamlining permitting where applicable.

• Strengthen existing regulatory and entitlement tools for local governments, such as 
Density Bonus Law, Housing Accountab'lity Act, and Mitigabon Fee Act (i.e. promote 
use of fees based on square footage rather than unit type), to further incentivize 
increased supply, density, and affordability.

• Maximize use of State and local public surplus lands for affordable housing 
deve opment.

Options for Addressing Housing Challenges
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Option — Link housing production and other housing goals (e.g. sustainable and 
equitable development patterns) to incentives and investments.

• Provide infrastructure and other non-housing benefits as a reward to jurisd ctions that 
produce housing and set aside funding for affordable housing through ocal too s such 
as Affordable Housing Beneficiary Districts (AB 2031, Ronta), Enhanced Infrastructure 
Financing Districts, local sales tax increase, etc.

• Expand infi I and density incentives in order to encourage local governments to 
increase zoning for infill and compact development.

• Include comp iance with State housing laws as a requirement to receive competitive 
State resources.

• Strengthen State oversight of housing laws to improve ocal housing production 
performance at all income levels and accountability.

Option — Encourage land use policies and investment that support community 
development.

• Continue to incorporate strategies in State planning activit es to bu Id more homes in 
job-, transit- and amenity-rich areas cf economic opportunity

• Encourage local governments to avoid displacement and gentrification by preserving 
housing opportunities for low-income residents

• Continuously evaluate State and local strategies to promote community resiliency and 
adaptation to climate change and natura1 disasters.

• Improve existing reporting, tracking, and analysis to measure progress in key areas, 
such as:

o Production in comparison to need (Regional Housing Need Allocation).

o Implementation of programs proposed n locai planning documents.

o Use of incentive tools, such as mimsteria' permitting, density bonus, parking
reductions, fee deferrals and waivers, California Environmental Quality Act (CEQA) 
exemptions, etc.

o Location of new housing relative to jobs centers, transit, high-pedorm.ng schools, 
recreationa areas, and services

o Development costs for affordable and market rate housing, 

o Local fees and exactions.
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Addressing housing and access needs for vulnerable populations 
through greater inter-agency coordination, program design, and 
evaluation.
Option — Increase coordination and collaboration between State and federal health, 
social service, and housing systems to better deliver services integrated with housing 
to vulnerable populations, including seniors, people with disabilities, farmworkers, 
tribal populations, and those experiencing, or at-risk of, homelessness.

• Continue align:ng State housing programs w;th best practices, such as the "housing 
first'1 moael to address homelessness, and improvement in supportive services, 
particu arly where it can result in increased draw of federal funds to California.

• Assist ocal entires in developing coordinated entry systems lhat prioritize housing for 
the hardest to serve, improve data collection and program evaluation and put in place 
other systems that create high performance outcomes

Option — Invest in the construction of permanent supportive housing and ensure it 
reaches seniors and people experiencing chronic homelessness, and ensure 
consistent evaluation of programs.

• Continually rev;ew the needs and input of vulnerable populations in the creation and 
impiementatidn of programs, including physical design, program flexibility, and 
removing access barriers.

• Require outcomes reporting that identifies barriers facing local jurisdictions, including a 
special assessment to better access the needs and barriers facing vulnerable 
populations

• Target technical assistance to communities based on identified barriers.

• Use Med:-Ca 2020-expanded benefits such as the Whole Person Care Pilot and 
Medi-Cal's Health Homes Program, to flexibly deliver services that help vulnerable 
populations secure permanent supportive housing, and achieve greatest potential for 
cost savings and improved wealth outcomes.
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Options for Addressing Housing Challenges

Investing in affordable home development and rehabilitation, rental
and homeownership assistance, and community development.
Option — Identify an ongoing source of funding for affordable housing that does not 
add new costs or cost pressures to the state's General Fund, but that does support 
and align with other State policy goals.

• Funding shou d address housing rehabilitation, preservation, infrastructure, and 
community development needs in rural, suburban, and urban areas.

• Promote Fair Housing principles through current programs and identify strategies for 
future funding.

Option — Encourage continued federal support.

• Where possible encourage Congress to avoid further cuts to housing in the federal 
budget, and to grow existing and new programs, such as the HOME Program, the Low 
Income Hous;ng Tax Credit, and the National Housing Trust Fund

• Identity additional sources of federal funding and modify programs to incent vize 
bringing these resources to California For example, incentivize the underused federal 
4-percent tax credit by providing greater matching funding from State programs for 
developments that use 4-percent credits.

Option — Increase program data collection and evaluation to reduce costs and 
improve programs.

• Improve data collection and analysis, as well as availability of data to the public, the 
academic community, and across agencies, to better support implementation of 
program goals and evaluate program outcomes

• Identify cost drivers and research opportunities to reduce complications, costs, and 
time in the interest of maximizing State investment.

• Create more consistency in guidelines and reporting requirements between housing 
agencies.
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Appendix A' Cal tornia's Diverse Needs

Appendix A: California's Diverse Needs
Housing needs vary across population groups and places, making one-size-fits-all policies 
difficult to implement and inefficient for meeting the diverse needs of all Californians. This 
appendix focuses on the specific housing needs of certain special population groups and 
briefly examines how they can be addressed across California's diverse areas.

Vulnerable Populations
Housing costs and supply issues particularly affect certain vulnerab e population groups that 
tend to have the lowest incomes as well as sometimes experience barriers to housing stability 
These groups require targeted policy and programmatic responses. Such groups include 
persons experiencing homelessness, seniors, persons with disabilities, farmworkers, and triba 
populations. It is important to note that California's special needs populations do not tit neatly 
;nto these categories; many people have multiple specia needs. For example, persons with 
disabilities can a so be chronical y homeless, or certain tribal populations may also have 
specific housing requirements for older members

Persons Experiencing Homelessness

This section highlights major demographic and housing issues for persons experiencing 
home essness and the State's role in addressing the housing needs

On a s ngle n!ght in 2016, more than 118,000 people experienced home essness in 
California—22 percent of the entire nation's homeless population.1 By comparison, California 
has 12 percent of the total population in the US. Most of California's homeless population 
resides in major metropolitan areas; however, homelessness impacts communities of al sizes 
and people experience homelessness throughout a : regions of the State.
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Figure A.1
One-Third of California's Homeless Population Is in Los Angeles County

Source 2016 Pomt-ln-Time (PIT) Estimates of Homeless People by Continuum of Care
https-/Avw'w.hudexchanae.in(:o/resoLirces/documerts//.00": 2016£11 Counts hv CoC xlsx Graphic by HCD

The Point-In Time (PIT) est mates’ and the Annual Homeless Assessment Report to Congress 
(AHAR), Part 1, provide useful information on homeless subpopulations, including individuals, 
farm :es, unaccompanied youth, veterans, and people experiencing chronic homelessness It is 
noted that the PIT estimate does not represent the total number of people who experience 
homelessness over the course of a year, which could be two to three times the PIT number. On 
a single night in 2016, single individuals made up 83 percent of California's homeless 
population, accounting for 28 percent of the nat on's individuals experiencing homeless, with 
11 percent of the nation's homeless individuals ’iving in Los Angeles alone. California also had 
the highest number of unaccompanied youth, veterans and chronically homeless in the United 
States, with nearly one-third of the nation's youth nearly one-fourth of the nation's homeless 
veterans, and more than one-third of the nation's chronically homeless residents." In addition 
to the PIT estimates, HUD publishes annua! estimates and characteristics of sheltereo homeless 
persons (living in shelters, transitional housing, and permanent supportive housing) collected 
through 'ocal Homeless Management Information Systems (HMIS) in the AHAR, Part 2 
Nationa ly, in 2015, this number was approximately 2.5 times the PIT estimate (1.48 mi lion 
compared to 564,708). 1

1 The Point-in-Time (PIT) court is an annual count cf sheltered and unsheltered homeless persons on a s ngle night n January as 
required by HUD
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Figure A.2
Percentage of Homeless Subpopulations in California*

Families Unaccompanied Veterans Chronically Single
Youth (up to Homeless Indviduals

age 24)

■ Percentage of Persons in Subpopuiation Compared to Total Homeless Population

Note Subpopuiations are not mutually exclusive and not all persons experiencing homelessness are included in a subpopuiation 
Source: HUD 2016 Continuum of Care Homeless Ass stance Programs Homeless Pooulations and Subpopulations 
https://www.hudexchange info/resource/repoitmanagernent/pubrshed/CoC_FopSub_State_CA_2016.pdf

Demographics of Persons Experiencing Homelessness

VVh'le a complex issue, studies have looked at demographic characteristics that affect who 
becomes at-risk of or experiences homelessness. Understanding demographics and trends can 
help to inform strategies and solutions to address homelessness.

• HMIS and PIT data demonstrates dear racial disparities in the experience of 
homelessness. For example, national y, African Americans make up only 12 percent of 
all Americans, but comprised 39 percent of Americans experiencing homelessness In 
the 2016 PIT. In California, African-Americans make up 6.5 percent of the State's 
population, but represent 27 percent of persons experiencing homelessness.

• Other households with increased risk of home'essness include single, female-headed 
households with
young chldren and sing'e-person households." Sing'e-heaced households living in 
poverty are especially vulnerable to economic triggers into homelessness due to job 
loss, illness, or other catastrophic events or income changes.

• According to the 2015 AHAR, Part 2, adults with disabilities were almost three times 
mere ikeiy to be homeless than adults without disabilities Adults with disabil ties made 
up more than 40 percent of those experiencing sheltered homelessness nationally in 
2015.

• Research projects a significant increase in peopie experiencing homelessness who are 
aging As the "baby-boomer" generation ages, the number of homeless peop'e 
nationally who are seniors is projected to increase 33 percent between 2010 and 2020 
and to more than doub e by 2050.iv Research further demonstrates people experiencing 
homelessness age much more quickly than housed populations. A recent study showed
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52-year-o!d individual experiencing homelessness has chronic physical conditions 
similar to a housed individual who is 76 v

• According to the 2016 AHAR, Part 1, 66 percent ot California's homeless population is 
unsheltered, compared to 32 percent nationally. This is important because the health of 
unshe tered persons experiencing homelessness deteriorates more quickly than the 
sheltered population.

Chronically Homeless Population

Chronically home ess individuals commonly 
have complex conditions, including 
behavioral and physical health issues that 
worsen while homeless The chronically 
homeless population consumes a much 
greater share of the homeless services 
resources’", but also cycle through other 
costly public insftutions such as emergency 
rooms, hospital inpatient settings, jai!s and 
nursing homes. Thirty-nine percent of the 
nation's chronically homeless population lives 
in California (29,802 persons according to 
2016 PIT), 94 percent of whom are single 
individuals. California experiences a disproportionate amount of chronically homeless in 
comparison to the nation. The chronically homeless population is 27 percent of California's 
total home ess population, while nationa ly the chronically homeless population is 16 percent 
of the total A so of note, given that the majority of persons experiencing chronic homelessness 
meet the definition due to experiencing episodic periods o* home essness, the PIT counts may 
miss a significant pod: on of the population who may be housed when the count occurs.7"

Figure A.3
Chronic Homelessness Remains Steady in California Despite National Decline

150000 r
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Source United States Department of Housing and Urban Development, 2009 -2016 Caiiforn a and National Point-in-T me estimates 
of Chronically Homeless Individuals. https://wvAv.hudexchange.info/resources/docwvents/2007-2016-PlT-Counts-bY-State.xlsx. 

Graphic by HCD
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Chronically Homeless Definition:
A chronically homeless 'ndividual is a 
homeless individual with a disabling 
health condition who either has been 
continuously homeless for a year or 
more or has had at least four episodes 
of homelessness in the past three years 
adding up to 12 months.

Federal Departments of Housing and Urban 
Development and Veterans Affairs
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While overall homelessness has declined, the chronically homeless population has remained 
steady or has risen in some areas of the State over the past five years For example, Los 
Angeles experienced a 40 percent rise in chronic homelessness from 2011 to 2016.

Who Becomes Homeless?

According to the Substance Abuse and Mental Health Services Agency research, the causes of 
homelessness are comp ex. In most cases, homelessness can be associated with a combination 
of structura' and individga factors. Some of these factors include access to housing, size and 
avai ability of social safety-net programs (including income-support and behavioral-health 
programs), poverty and unemployment, and menta health and/or other debilitating illness 
(including veterans with war-related disabilities). However, accurate data to assess or determ ne 
who is likely to become homeless, and therefore target prevention efforts to those individuals 
and families, is not available or re liable.

Researchers have associated flat incomes during periods of increasing rent levels, along with 
shortfalls of affordable housing, with home essness rates For example, research found that 
every $100 increase in median rent was associated with a 15 percent increase in home essness 
in metropolitan areas and a 39 percent increase in non-metro areas* As individuals attempt to 
exit homelessness, housing affordabi ity impact the length of stay in homelessness because 
indiv:duals may have difficulty finding homes that they can afford or must compete in tight 
markets with other renters who likely have stronger emp:oyment, credit and rental histories.
Low rental housing vacancy rates in a community, common especially in coastal regions, 
contribute also to increased rents, increased homelessness, and difficulties exiting 
home essness

Impacts on Individuals and Communities

Homelessness has significant costs for the individuals that experience it:

• Homelessness both causes and results from serious health issues, including menta 
health and addictive disorders.

• The mortality rate of individuals experienc'ng homelessness is four to nine times higher 
than for the general popu ation ’*■

• Mothers experiencing homelessness are four to seven times more likely to suffer from 
depression than their female peersx

• For people with physical and mentaf-hea th challenges, experiencing home essness can 
create barriers to work and creative contributions, and the loss of future productivity to 
society is impossible to measure.

• Children exper'encing homelessness are more likely than their peers to suffer from 
acute and chronic illness

• Young children experiencing homelessness demonstrate delays in fine- and gross- 
motor skills and social skil s.

California's Housing Future: Challenges and Opportunities
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« For older children, unstable living situations impact education Within a single year 97 
percent of children who are homeless move as many as three times, 40 percent attend 
two different schools, and one-third repeat a grade.w

• Chronica ly homeless individuals die 30 years younger than average life expectancy.xii

Homelessness also increases societa1 costs as homeless individuals cycle between 
homelessness, incarceration, nursing homes, and hospitals at public expense.

• A recent study in Santa Clara County looked at the public cost of homelessness across 
the healthcare, social welfare, and correctional systems and found that five percent of 
the homeless population who are also frequent users of public and medical services use 
about 47 percent of all public costs with an average individual cost of $100,000 per 
year/'"

• According to a report in the New Eng and Journa of Medicine, persons experiencing 
home essness spend an average of four days longer per hospital visit than comparable 
non-homeless persons. The extra cost of these visits is approximate^ $2,414 per 
hospitalization.x'v

• A study in' Los Angeles showed typ'ca1 publ'C cost for residents in supportive housing is 
only $605 a month, while the typical public cost for similar homeless persons is $2,897 
per person, per monthxv.

Federal, State and Local Efforts to Solve Homelessness

Reducing homelessness requires a coordinated effort across federal, local, and State policies; 
programs; and investments as wel as between various sectors (housing, health, and social 
services). At the federal level, two major actions initiated significant homeiessness policy and 
investments shifts.

Federal Efforts:

Signed into law in 2009, the Home;ess Emergency Assistance and Rapid Transition to Hous'ng 
(HEARTH) Act established a federal goal of "ensuring that individuals and families experiencing 
homelessness return to permanent housing within 30 oays." HEARTH select’on criteria and 
performance measurements include;

• Reducing the number of people who become homeless.

• Reducing the length of time people remain homeless.

• Reducing returns to homelessness.

• Increasing jobs and income for persons exiting homelessness.

• Thoroughness in reaching all segments of the homeless population.

In 2010, the United States Interagency Council on Homelessness released Opening Doors: 
Federal Strategic Plan to Prevent and End Homelessness (amended in 2015) to "transform
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homeless services into crsis response systems that prevent homelessness and rapidly return 
peop e who experience homelessness to stab'e housing "

The p an identified four goals:

1) Ending chronic homelessness by 2017.

2) Preventing and ending homelessness among veterans by 2015

3) Preventing and ending homelessness among families, youth and children by 2020.

4) Setting a path to ending all types of homelessness.

Through targeted initiatives at the national level, progress has been impressive with respective 
reductions since 2010 by 21 percent (chronic), 33 percent (veterans), and 15 percent (families) 
Applying a "systems approach" to ending homelessness, federal efforts have promoted:

• Using program- and system-level data and evidenced-informed practices to guide 
investments and improve results.

• Connecting people experiencing homelessness or at risk of homelessness quickly to 
permanent housing. Coordinated entry systems are an important local tool to 
streamline access to services (whether prevention, rapid re-housing, she ter, affordable 
housing, shelter, or permanent supportive bousing) and to provide the most cost- 
effective intervention that prevents or enas the households' homelessness.

• Employing housing first not only for permanent supportive housing but as an overall 
orientation in responding to homelessness. Housing first strategies employ proactive 
outreach and engagement, low barrier and streamlined entry into housing, and 
voluntary services focusing on housing stability.

• Leveraging and integrating mainstream resources beyond targeted homelessness 
programs, in the areas of housing, employment, healthcare, education, and income 
supports.

Local Efforts:

Through the Continuum of Care (CoC) program, HUD awards funds to local programs through 
local/regional boaies The funcing ahows communities to work toward achieving the HEARTH 
goals. In 2015, California’s 43 CoCs, covering most of California's geography, received $336.5 
million for permanent housing (rapid re-housing and permanent supportive housing), 
transitional housing, supportive servees, homelessness prevention and HMIS activities.xv In 
addition to strategica'ly applying for federal CoC resources and community-wide p anmng, 
CoCs are also responsible for.

• Improving coordination of mainstream resources with other programs targeted to 
people experiencing homelessness.

• EstabLshing and operating a centra ized or coordinoteo entry system

• Establ shing and foHowing written standards for providing CoC services and assistance;

Appendix A: California's Diverse Needs
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• Operating HMIS and evaluating and repo-ting to HUD outcomes of CoC and the 
federal Emergency Solutions Grant Program.

• Conducting the bi-annual PIT homeless count.

• Reporting housing inventory and other information reflected in the Housing Inventory 
Count and CoC Dashboard Reports pub'ished by HUD. wi:

In addition to the CoCs' ro e, cities and counties, other local funders, and the non-profit sector 
play a distinct and critical role in responding to the crisis of homelessness. Eor example, local 
governments finance and approve new permanent housing targeted to persons experiencing 
homelessness, use land-use policy to maximize housing opportunities, and work to prioritize 
housing resources (such as federal Housing Choice Vouchers). Hospitals or health-care systems 
participate in multi-sector outreach teams to support coordinated entry systems, operate drop- 
in centers, and partner w:th service providers to identify freouent users of health services and 
help them transition to stable housing with intensive services.

State Efforts:

In February 2016, the Legislative Analyst's Office (lAO) issued an 'Overview of State 
Homelessness Programs". Funding in State programs comes from State and federal sources 
and may be ongoing or in the form of one- time a locations. Several State housing, social 
services, and health entities administer these programs, including the HCD, the California 
Hou.Vng Finance Agency, Tax Credit Allocation Committee, Office of Emergency Services, 
California Department of Veteran's Affairs, Department of Social Services, and Department of 
Health Care Services. The fol owing table highlights significant or current programs and 
funding. (For a detailed description of these programs, refer to Exhibit C1.)

Appendix A: California's Diverse Needs

Table A. 1
State Programs for Addressing Homelessness

Low-Income Housing Tax Credit Emergency Solutions Grants Whole Person Care Pilots
Veteran Housing and
Homelessness Prevention Program

CalWORKs Housing Support 
Program

Mental Health Services Act- 
Funded Mental Health 
Services

Multifamily Housing Program CalWORKS Homeless 
Assistance

Medi-Cal

Mental Health Services Act State 
Housing Program

Community Services B ock 
Grants

Supplemental Security 
Income/State
Supplementary Payment

Emergency Housing Assistance 
Program (Capital)

Community-Based Transitional 
Housing Program

CalWORKs

No Place Like Home - Permanent 
supportive housing for persons 
who are in need of mental health 
services
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2013 Policy Academy to Reduce Chronic Homelessness:

In 2013, California was one of four states selected to participate in the federally sponsored 
Substance Abuse and Menta Health Services Administration Policy Academy. Led by the HCD, 
this Academy brought together State agencies and departments, federal agenc es, local 
governments, service and housing providers, continuums of care, public housing authorities, 
and statewide advocacy groups for intensive research, discussion, and po icy development

Homeless Coordinating and Financing Council

In 2016, the Governor Signed Senate Bill 1380 (Mitche I), Chapter 847, which requires agencies 
and departments that oversee homeless programs to adopt guidelines and regulations 
incorporating core components of the Housing First model. In addition, the State wi I cstab ish 
a homeless Coordinating and Financing Council in 2017 to oversee the implementation of the 
Housing First gu'delines and regulations and. among other things, to identify resources, 
benefits, and sen/ices that can be accessed to prevent and end homelessness in California.

Appendix A: California's Diverse Needs

Seniors

California's senior population (65 and over) is currently 4.6 million*'''" but this number will 
substant a ly increase over the next 20 years as the "baby boom" generation enters this age 
group. The California Department of Finance estimates the senior population in California will 
increase 63 percent to 7.5 million by 2025 and to 9 5 million in 2035.*ix Figure A.4 shows the 
surge in the senior population expected in the next two decades.

10,000,000

8,000,000

6,000,000

4.000,000

2.000,000

2010

Figure A 4
California's Population Is Aging Quickly

Major Age 
Group

Source: State of California, Department of hinarce, Report P-1 (Age)' State and County Population Projections by Major Age 
Groups 2010-2060 Sacramento, California, December 20' 4. Graphic by HCD
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Seniors by Ethnicity

Within this growing senior population, there is also a gradual shift towards greater ethnic 
diversity. Hispanics and Asians will make up the majority of this growing population. This shift 
may affect housing and care needs. For example, studies have shown that Hispanic households 
have a higher preva ence of In-home care-g:ving compared to other ethnic groups. 501

Figure A.5
The Senior Population Is Becoming More Diverse

Appendix A Ca'itornia's Diverse Needs

2015 2035
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■ White Alone • Black or African American Alone

■ Amer'can Indian and A'aska Native Alone ■ Asian Alone

Native Hawa' an'and Other F«c fic Islander A'cne m Hispanic or latino of Any Race

■ Two or More Races

Source. Analysis of State of California, Department of Finance State and County Population Projections by Race/bthnicity, Sex and 
Age 2010-2060, Graphic by HCD

Eldest Seniors

Housing and care needs shift as the sernor population ages. The fastest growing group within 
the senior population is aged 80 and older. The Ca ifornia Department of Finance projects the 
eldest senior population to more than double between 2015 and 2035xx from 1.3 million to 2.8 
million Currently, 36 percent of the eldest seniors have incomes below 200 percent of the 
federal poverty evel**". They are also the most vulnerable since they are most likely to require 
some form of medical and/or housing subsidy.

Table A.2
Eldest Senior Population Expected to Double 2015-2035

Ca.ifornia (% Change) 26% 104% 111%

Source State of California, Department of Finance State and County Popu'ation Project'Ons Dy Raco/Ethnicity, Sex and Aqe 2010
2060
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Housing Needs and Other Policy Considerations for Seniors

Senior hous:ng options operate on a continuum depending on the desires and needs of the 
individual These housing options inc ude traditions homeownership and rental housing, 
senior-only, independent-living homeownership and rental housing, congregate care, assisted 
living, skil ed nursing, and living with a relative either in the home or in an accessory dwelling 
unit Of those living independently, most senior households own their home (73.4 percent) 
versus rent their home (26.6 percent).wi“

There are an estimated 1.3 million low-income senior households. California seniors have a 
median personal income of $21,300 The average annual social security benefit for California 
seniors is $12,1 79, which, for more than half the seniors in the State, accounts for 80 percent or 
more of their income. This leaves many seniors without enough income to meet their basic 
needs for food, shelter, and health care. Assistance for lower-income seniors can range from 
income-restricted multifami y housing, housing vouchers (rental assistance), in-home supportive 
care, and Medica:d or Meo:-Cal-supportea skilled nursing. Nearly two-thirds of senior renter 
househo ds are rent burdened (paying more that 30 percent of their income towards 
housing).“IV

In California, low-incomes among seniors make it difficult to afford moependent-living and 
assisted-living arrangements. Seniors who remain living at home (' aging in place") wil need in 
home assistance as they age and their ability for self-care diminishes The California 
Department of Social Services shows about 445,000 seniors had in-home support ve services 
benefits in fiscal year 2014-2015 and expects this number to doub e by 2030.’“''The Assisted 
Living Waiver Program, administered by the Ca!ifomia Department of Health Care Services, 
also assists semors who are aging-in-place. The program was created to help Medi-Cal 
recipients remain in their communities as an a ternatlve to residing in nurs:ng homes. However, 
the program oniy pays for medical services. Program recipients still must pay for room and 
board, which may be cost-prohibitive Oepending on the assisted living facility

State Housing Solutions for Seniors

California has a variety of programs that directly or indirectly provide affordable rental options 
and homeownership assistance. However, there are no dedicated funding programs exclusively 
for senior housing. The following are examples of programs that have financeo senior-only 
multifamily developments or assisted senior households:

• Multifami y Housing Program (California Department of Housing and Community 
Deve’opment)

• 4- and 9-percent tax credits (Ca ifornia Tax Credit Allocation Committee)

• Mental Health Services Act Housing Program (California Housing Finance Agency)

• Mortgage Remstatement Assistance Program (Ca'ifornia Housing Finance Agency)

• Reverse Mortgage Assistance Pilot Program (California Housing Finance Agency)

Appendix A: California's Diverse Needs
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Funding for subsidized units for seniors in California is typically awarded through HUD or the 
California Tax Credit Allocation Committee. Though there may be some overlap, the combined 
total number of subsidized, senior units from these programs is approximately 50,800.2 3

In addition, programs like the California Housing Finance Agency's Mortgage Reinstatement 
Assistance Program and the Reverse Mortgage Assistance Pilot Program aim to help seniors 
who are at-risk of osing their homes.

Persons with Disabilities, Including Persons with Developmental Disabilities

The State of California defines disability as a physica or mental impairment that "limits a major 
life activity" (Government Code Section 12926-12926.1). This segment of the population needs 
affordable, conveniently located, and accessible housing, which can be adapted to 
accommodate the limitations of a specific disability.

According the U.S. Census, California has 3.8 million persons with disabilities.“v‘ Figure A.6 
shows the breakdown of reported disabilities by type. Those with ambulatory difficulty (i.e. 
those who need wheelchairs, canes, or other movement assistance) represent the largest 
percentage of people who reported that they have a disability. Housing for this group may 
require reasonab e accommodation for their disabilities4 or homes built with universal design 
standards.5 In addition, 20 percent reported having an independent-living difficulty that 
requires flexible housing solutions (e.g., housing with supportive services, group homes, etc.).

Figure A.6
One-Third of Reported Disabilities Are Self-Care or Independent-Living Difficulties

26.3%
■ Hearing difficulty ■ Vision Difficulty
■ Cognitive Difficulty ■ Ambulatory Difficulty
■ Self-Care Difficulty Independent Living Difficulty

Source: Disab I ty Characteristics 2010-2014 Amer can Community Survey 5-year estimates Table S1810 Graphic by HCD

J According to the HUD Inventory of Units for Seniors and Persons with Disabilities Report last completed n 2010 California has 
38,259 subsidized affordable housing units for seniors. HUD Inventory of Units for the Elderly and Persons with Disabilit es.
3 Since 2010, the CTCAC has awarded funding through their 9% and 4% tax credits for 12,504 units for low income seniors Analysis 
of TCAC California Mapped Developments data list.
4 Accommodations made to the structure, rental policies, or others so that a person with a disability can enjoy the use of housing.
5 Universal design involves designing spaces so that they can be used by the widest range of people possible talcing into account 
physical, perceptual and cognitive abilities
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The effect of disabilities on housing needs can vary depending on age and severity. For 
examp e, families with children who have severe disabilities may need access to affordable 
family housing to ensure that they can meet the child's care expenses. Adults with disabilities 
may need housing types that enable independent living within the community. Seniors with 
disabilities may need access to assisted living and in-home care. Table A.3 demonstrates that 
many persons with disabilities experience multiple disabilities with over half of disabled seniors 
reporting either independent-living difficulty or multiple types of disabilities.

Table A.3
Half of Persons with Disabilities Have Two or More Types of Disabilities

Under 18 288,110 20.9% NA 30.2%
18-64 Years 1,916,028 19.6% 37% 46.0%

Over 64 Years 1,647,304 28.5% 49.5% 59.0%

Source: D'sebility Characteristics 2010-2014 American Community Survey S-year estimates Table SI810 and 08108

Housing Needs and Other Policy Considerations for Persons with Disabilities

The development of affordable and accessible homes is critical to the long-term stability of 
persons with disabilities, whose living arrangements depend on the severity of their disabilities. 
To maintain independent living, disabled persons may require assistance, and many live at 
home in an independent environment with the help of other family members. Other forms of 
assistance include special housing-design features for the physically disabled ( ncluding 
universal design criteria), income support for those who are unable to work, and in-home 
supportive services for persons with medical conditions.

One of the biggest obstaces to living independently in the community is limited financial 
resources. For the overall population, one in five California residents live under or near the 
poverty level; however, one in three persons with disabilities live under or near the poverty 
level (and 54 percent have very-low incomes).'""'" xx'/ Families with children who have disabi'ities 
that include se’f-care limitations can find themselves additional cost burdened due to the 
child's health care needs. For these families, having access to affordable, accessible housing is 
critical to ensure sufficient family resources are available to meet the children's needs.

In addition to affordability, other challenges can affect the housing needs of persons with 
disabilities, such as discrimination, reasonable accommodation, and community integration.
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Discrimination:

1 he Federal Fair Housing Amendments Act and California Fair Employment and Housing Act 
proh'hit discrimination in the sale or rental of housing based upon a person's mental or 
physical disability.”lixxM
However, studies show that persons with disabilities are more I ike y to experience 
discrimination when seeking hous ng compared to other protected classes. In California, 41 
percent of the discrimination complaints received by the California Department of Fair 
Employment and Housing and the U.S Department of Hous'ng and Urban Development were 
due to a disability

Reasonable Accommodation:

In some cases, a person's disab;lity may require certain accommodations in order to utilize 
housing fully. Tenants who rent can request accommodations from the property owner, and 
tenants who own their homes can request accommodations from the loca government. 1 o 
meet Fair Housing requirements and requirements of State Housing Element Law’00"1 many local 
governments have adopted reasonable accommodation procedures or ordinances. These 
ordinances a 'Ow individuals to ask for modifications in the application of land use, zoning and 
building regulations, policies, practices, and procedures.

Community Integration:

One of the challenges persons with disabilities face is finding access to housing choices 
throughout the community Historically, many peopie with disabilities had very few housing 
choices except for institutionalized settings that inhibited them from living independently. The 
Supreme Court through Olmstead v. L.C., 527 U.S. 581 (1999), held that states are required to 
eliminate unnecessary segregation of persons with disabilities and to ensure that persons with 
disabilit:es receive services in the most-integrated setting appropriate to their needs. Ensuring 
community integration is a complex issue requiring balance between providing supportive 
housing opportunit'es, efficient delivery of sendees, ana avoiding the creation of 
institutionalized settings. While California has established an Olmstead Advisory Group, most 
of the efforts have been to transition individuals from institutional settings*** to community- 
integrated housing.

Persons with Developmental Disabilities

Persons with developmental disabilities represent a subcategory that requires specialized 
housing solutions in addition to the ones mentioned above. The term developmental 
disability" refers to a severe and chronic disability that is attributable to a mental or physical 
impairment that begins before a person reaches adulthood. These disabilities include 
intel.ectua disability, cerebral palsy, epilepsy, autism, and disabling conditions dose y related 
to intellectual disability or requiring similar treatment.’00’1'' The number of persons with 
developmenta1 disabilities is Difficult to quantify in California. The California State Council on 
Developmental Services uses Gpllay and Associate's national prevalence of persons with 
developmental disabilities estimate of 1.8 percent to calculate that 684,000 Californians meet 
the federal definition o+ having a developmental disability Client data from nonprofit regional
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centers and development centers contracted with the California Department of Developmental 
Services shows 250,000 people received assistance in 2015.

Many developmentally disabled persons can live and work independently within a conventional 
housing environment. More severely disabled individuals require a group living environment 
that provides supervision The most severely affected individuals may require institutional care. 
Because developmental disabilities exist before adulthood, a major issue in supportive housing 
for people with developmental disabilities is the transition from the person's living situation as 
a child to an appropriate level of independence as an adult.

Figure A 7 demonstrates that as people with developmental disabilities age, they become less 
re'iant on home care with a parent or guardian and live independently or in community care 
facilities

Aopendix A. California's Diverse Needs
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Figure A 7
As Persons with Developmental Disabilities Age, Housing Needs Change
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bource State of Cal tomia Des'e'op'nental Services, Statewide Report from the Client Master F le, December 2015 Graphic by HCD

State Housing Solutions for Persons with Developmental Disabilities

State agencies that address the needs of Californians with disabilities include the Department 
of Housing and Community Deve'op (HCD), Health and Human Services Agency, Department 
of Public Health Office of Health Eauity, Department of Developmental Service, and California 
Housing Finance Agency Within these deoartments and agencies, California administers a 
number of programs to address the housing needs of Californians with disabilities. These 
programs include speca I needs funding as part of the Tax Credit Allocation Committee 
program, HCD's Multifamily Housing Program-Supportive Housing, Mental Health Services Act 
Housing Program, and the Federal Housing Choice Voucher Program. State Housing Element 
Law requires each jurisdiction to assess the housing needs of persons with disabilities, 
including developmental disabilities, and to analyze potential governmental constraints to the 
development, improvement and maintenance of housing for persons with disabilities. 
California's Lanterman Developmental Disabilities Services Act requires California to provide 
services arid support to people with developmental disabilities.wow In addition, HCD has
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developed a model universal-design ordinance applicable to new construction and alterations 
that local governments may voluntarily adopt.

Farmworkers

California is the largest producer of agricultura goods in the country, and is one of the largest 
agricultural producing regions in the world.x*B,i Farmworkers play a key role in the operation 
and delivery of the State's food system. Despite this, farmworkers face a number of economic 
disadvantages compared to California's population as a whole. Farmworkers tend to have low 
incomes, higher risk of living in poverty, ana have limited access to sate, healthy, and 
affordable housing choices

It is difficult to determine the number of farmworkers both migratory and permanent. 
Estimates range from. 391,700 to 802,662 depending on the source.

Table A.4
Farmworker Numbers Are Difficult to Calculate

Appendix A California's Diverse Needs

2010-2014 American Community 
Survey 5 Year Estimates

Agriculture, forestry, fishing and 
hunting, and mining

401,363

Employment Development 
Department (EDD) 2015

Agriculture, forestry, fishing and 
hunting

391,700

USDA Census of Agriculture 
(2012)

Hired farm abor - workers and 
payroll

465,422

Giann'ni Foundation of
Agriculture, University of
California, 2012

Workers with one agricultural job 802,622

Shifting Characteristics for Farmworkers

Characteristics of the farmworker population have changed during the past two decades. For 
example, there has also been a decrease in the number of singie farmworkers. In 1990, 41 
percent of farmworkers were singles. In 2012, 75 percent of farmworkers worked alongside or 
lived with family members.'™'"'

Another shift is in the share of farmworkers who are unauthorized to work in the United States. 
In 1990, on y 13 percent of farmworkers were unauthorized. This was due primarily to the 1986 
Immigration Reform and Control Act that granted legal status to many previously unauthorized 
workers and provided a path to legal, permanent-residence status and citizenship. By 2012, the 
number of unauthorized farmworkers in California had climbed to 60 percent; while 9 percent 
reported they were U.S. citizens, 31 percent were legal permanent res:dents. Farmworkers who
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iack authorization to work in the United States are more vulnerable to exploitation by 
employers and face more challenges in obtaining decent housing. In addition, access to 
market-rate and subsidized housing is limited for farmworkers without proper documentation 
or those who cannot pass a credit check.

The H-2A Temporary Agricultural Worker program allows U.S. Employers who meet specific 
regulatory requirements, such as showing they initially attempted to find U.S. workers to fill the 
positions, to bring foreign workers to the United States to fill temporary agricultural jobs.xxxviii 
The H-2A program has been used more frequently :n California over the past few years as 
employers have reported a shortage of local agricultural workers. H-2A workers must be 
provided housing at no cost to the worker,***'* however as discussed elsewhere in this report, 
there are barriers to building sufficient affordable housing, and the opposition to housing for 
guest agricultural workers can be particularly difficult to overcome. As a result, there are some 
concerns that the housing that is provided to H-2A workers may exhibit health and safety 
concerns. HCD's Codes and Standards division inspects all new and 25 percent of all the 
permitted employee housing facilities in California that house 5 employees or more, and has 
been active in monitoring the H-2A housing it is aware of. HCD will be working with the 
Employment Development Department to attempt to better track and monitor the housing 
provided to H-2A workers.

Finally, there have been substantial changes in agricultural employment between 1975 and 
2013. Self-employed agricultural workers (farmers and ranchers, including unpaid family 
workers) have sharply dec ined from 70,600 in 1975 to 42,500 in 2013. Direct-hire farm labor 
employment has also declined from 241,300 in 1975 to 203,000 in 2013. In contrast, labor- 
contract employment has dramatically increased by 292 percent, from 35,000 in 1975 to 
137,350 in 2013.xt In addition, there are fewer farmworkers migrating from farm to farm on an 
annual basis. In 1990, for example, 43 percent of farmworkers migrated (the remaining 57 
percent were settled farmworkers who lived within 75 miles of their agricultural job sites). *(l In 
2012, only 16 percent of farmworkers migrated.**'

These shifting demographics have implications for the types of housing needed for 
farmworkers. Greater numbers of farmworkers are living in off-farm permanent housing. 
Approximately one-quarter of all farmworkers live in urban cities and 65 percent live in 
incorporated cities within the most-agriculturally productive counties of the State. The Census 
numbers reflect only units that are formally defined as ’ housing," so farmworkers who live in 
other forms of shelter like motels or illegal units are not included in these totals/® In addition, 
greater numbers of farmworkers require housing more appropriate for families (e.g., more 
bedrooms, housing not intended to share amongst farmworker singles)

Housing Needs and Other Policy Consideration for Farmworkers

Farmworkers live in a range of housing types. According to the National Agricultural Workers 
Survey, which is an interview-based survey of people performing seasonal agricultural jobs 
administered by the U.S. Department of Labor, in 2012 farmworkers lived in single-family 
homes, apartments, trailers or mobile homes, and other types of housing, including
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dormitories, barracks, boarding houses, duplexes, triplexes, motels or hotels.x|,v Some housing 
requirements can pose a particular challenge to farmworkers. For example, farmworkers may 
have difficulty establishing creditworthiness or demonstrating long-term residency 
commitments that are often standard requirements in the private rental-housing market.

On average, farmworker incomes are less than half of the area median household income. As a 
result, farmworkers also bear a heavy housing cost burden based upon median rents.

ADoendix A: California's Diverse Needs

Table A,5
Farmworkers Have Low Incomes and High Housing Costs

Kern 101,884 $48,552 $19,804 54%

Fresno 94,039 $45,563 $21,057 50%

Monterey 75,045 $59,163 $27,090 54%

Tulare 65,141 $43,803 $20,678 48%

State -800,000’
. . _

$61,094 $24,672 47%

Source. *Giarnmi Foundat on of Agncultuie, University of California, 2012 *’HCD 2016 State Income Lim ts ***2012 Employment 
Development Department.

Substandard and structurally deficient conditions are common in farmworker housing; 
conditions that are often worsened by crowding or lack of affordability. The lack of an 
adequate, affordable housing supply forces farmworkers to live in overcrowded and unsafe 
houses and apartments or to seek housing in garages or other substandard structures that 
somet’mes do not proviae basic shelter or sanitation. Information about housing conditions for 
California farmworkers as a whole would help to assess the scale of the problem, but such 
information is not availab e To date, there has not been a survey of farm-labor housing 
conditions throughout Ca ifornia.*1'' However, there have been several county-level surveys of 
farmworker housing, such as those recently conducted by Kern, Monterey, Napa, Santa Cruz 
and Ventura counties. Most of these surveys suggest that overcrowding and sub-standard 
housing conditions are common xk

Housing Strategies for Farmworkers at the State and Federal Level

State law specifically :dentifies the provision of housing lor farmworkers a matter of statewide 
iimportance"1''". Farmworker housing needs are addressed through operation and maintenance 
of migrant centers, targeted multifamily housing programs, and administration of the State 
Employee Housing Law To date, federal and State funds have constructed on-site and 
community housing for 16.851 farmworkers, 1,892 seasonal migrant center units, 120 USDA 
Rura Deve opment Farmworker Centers and 6,700 permanent Joe Serna Jr. Farmworker Grant 
units. This is only enough housing for less than 10 percent of the farmworker population.
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Although California has farmworker multifamily housing programs, some on-farm employer 
housing, and 24 State-operated seasonal migrant centers, these programs only address a small 
portion of the tota farmworker housing need. This is in addition to any locally funded or 
private farmworker housing created.

Table A.6

Seasonal and Permanent Units/Beds

Appendix A: California's Diverse Needs

Office of Migrant Services 1,892 -

Joe Serna, Jr. Farmworker Grant - 6,700

USDA Section 514/516 4,170

USDA Rural Development Farmworker 
Centers

72 48

Total Units 1,964 10,918

Farmworker Housing Facilities 3,678 13,173

Source: Ca iforr a Department of Housing and Community Development, 2015,

Funding for new farmworker housing is limited. Since 2002, California has awarded all of the 
Proposition 46 and 1C funding available for rental and ownership opportunities for 
farmworkers. In addition, the California Tax Credit Allocation Committee (TCAC) and USDA 
farmworker funding have been inconsistent throughout the years. As Figure A.8 shows, the 
CTCAC and USDA farmworker funding programs are erratic at the State level during periods of 
growth and economic recession. USDA funding is also driven by national budgetary decisions 
and, therefore, should not be considered a constant source of funding for farmworker housing 
programs. While funding from the California Office of Migrant Services supports the operations 
of centers, it does not support new development.
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Figure A.8

Farmworker Housing Funding 2002-2015
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Ninety-five percent of farmwo-kers live in housing units not located on a farm, with the 
remaining five percent living on the farm where they work. For those iving on the farms, 
another important source of farmworker housing (especially for seasonal v.'orkers) is on-site 
employee housing. Under the State Employee Housing Act, employers of farmworkers can 
build onsite housing for their employees on land that permits "agricultural uses” provided the 
housing consists of no more than 36 beds in group quarters or includes 12 housing units (or 
less). In addition, employee housing is also allowed to be built on land that permits single
family residential for six or fewer persons per home *l''iii.

The California Department of Housing and Community Development adopts and enforces 
statew de regulations for privately owned and operated employee housing facilities that 
provide housing for five or more employees. Though an important source of housing for 
farmworkers, only 3.6 percent of farm employers participating in a 2012 annua1 survey 
indicated they provided housing for seasonal employees, compared to 20 6 percent in 1986 x:x 
The number of employee housing facilities has declined dramatically in the last 51 years, from 
an estimated high of 5,000 camps in 1964, to fewer than 750 in 2015. This is partly due to 
closures following more stringent building standards enacted in the 70s and changes in 
household dynamics of the farmworker population. A!so during this time, trends in hiring 
changed and more farmworkers were hired by contractors and not directly by farmers which 
made it less important for farmers to offer housing as an incentive.
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Tribal Population

According to the 2010 U.S Census, California has the largest Native American population in 
the nation. Nearly 216,000 Californians identified solely as "American Indian," 10.9 percent of 
the national total. Ca ifornia currently has 109 federally-recognized tribes, almost one-fifth (19.2 
percent) of all tribes nationwide. These tribes—which include nearly 100 small reservations and 
Rancherias—are spread out across tne State, in urban, suburban, and rural jurisdictions. 
California differs from other states in that on y a smal percentage of California tribes land base 
is he d in trust by the U.S. government.

Poverty disproportionately affects tribal populations. The rate of tribal poverty is more than 
twice that of the rest of the State's population, and one third of tribal residents ive below the 
federal poverty rate.

Figure A.9
Tribal Poverty Is More Than Twice That of California's General Population
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Other Policy Considerations for Tribal Populations

Due to low incomes and re atively high housing costs, many tribal members have a serious 
hous;ng affordability problem. Most tribal members (93 percent) reside in single-family 
(59 percent) or mobi e homes (34 percent) Data from the American Community Survey 2009 
2013 indicates that, of the occupied units on tribal land, 8.4 percent lacked complete plumbing 
and 6.5 percent lacked complete kitchens. In comparison, on y 0.5 percent of all occupied units 
in California acked complete p umbina and 1.2 percent lacked complete kitchens.

In September 2015, HCD contracted with the California Coalition for Rural Housing to conduct 
a study on the housing conditions and needs on American Indian lands. The study includes an 
analysis of existing data, surveys with tribal leaders, a physical survey to assess housing 
conditions on tribal lands, and an analysis of infrastructure, including water and sewer systems
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The study a so analyzes tribal utilization of State and federal housing funds and assesses tribal 
participation in local and State planning.

According to survey data, respondents estimate that between 15 and 20 percent of homes on 
triba land require major phys'cal improvements and need to be modernized, substantially 
rehabilitated, or completely replaced. Housing condition problems identified by respondents 
included eneigy-inefficiency, leaking roofs, failing or inadequate plumbing, faulty wiring, poor 
insu!at;on, poor ventilation, subsiding foundations, and dry rot. Other problems citied were the 
presence of mold, mildew, and termites as well as the need to replace old roofs, siding, and 
HVAC systems.1”

Housing Solutions for Tribal Populations

Nearly all tribes receive Native American Housing Assistance and Self-Determination Act 
funding annually, but the grants are typically small (-$50,000) and are often used for housing 
rehab and maintenance activities. Tribes can a so apply for Indian Community Development 
Block Grant (ICDBG) awards, but these funds are fvghly competitive Between 2012 and 2014, 
on y approximately one-quarter of tribes received an ICDBG grant.

The State of California's Community Development B ock Grant (CDBG) program provides 
annual grant funding on a competitive basis to smal rural cities and counties throughout the 
state, known as non-entit.ement areas. Federally recognized tribes are not eligible for State 
CDBG funding based on federal regulations, which limit CDBG funding awards to cities and 
counties, However, all tribal members are considered citizens of the jurisdicTon by HUD 
regardless of whether triba1 members are part of a non-federaily recognized tribe, or a federally 
recognized tribe on tribal 'and. As such, ail tribal members are considered to be ike any other 
eiig:ble resident of the jurisdiction who may access CDBG program activit:es operated by the 
jurisdiction in which they live and a tribe may work with a jurisdiction to apply on their behalf.

In addition, State CDBG statute requires a set aside of 1.25 percent of annual CDBG funding, 
which a lows eligible cities and counties to access additional annual CDBG funding to serve 
areas in their jurisdictions where groups of non-federaily recognized tribal members ive. The 
CDBG non-recognized tribe set aside's fundable activities are limited by state statute to 
"housing and housing related" (public (infrastructure) act vities only.

Barriers to State-administered funding programs can make it difficult to access funding sources 
such as requirements for local government partnerships and different underwriting standards 
than federal programs. To overcome these barriers, programs could directly name tribes as 
eligib e applicants, and consider adjustments to land ownership, zoning, and a+fordsbiIity 
requirements to increase potential successful applications from tribes. The California 
Department of Housing and Community Development's Tribal Working Group has discussed 
these and other issues, resu ting in several upcoming modifications to the HOME program 
guidelines and the Uniform Multifamily Regulations.
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California's Diverse Places
California's policies support affordable housing, sustainability and economic growth, but the 
challenges and strategies to get there will differ depending on the place. In some places with . 
very high housing costs (e.g., coastal areas, San Francisco, San Jose, Los Angeles), challenges 
may be more related to avoiding displacement and housing lower-wage earners. In the Central 
Valley, challenges may relate to both the cost of housing and stimulating economic growth, as 
well as connecting housing to transportation. Cities like Fresno and Stockton need to contend 
with multiple challenges, including addressing aging housing stock and community 
development needs in pockets of urban poverty, as well as ensuring that expanding supply is 
done in ways that contribute to the State's environmental goals.

This section will examine the impact of place types and geography on the types of housing 
challenges communities face in order to identify trends that provide insight into the underlying 
issues. With a better understanding of how housing issues affect various communities, 
programs and policies can be designed to provide effective solutions to address housing 
problems across the entire State.

Impact of Place Type

Place type—rural, suburban, and urban areas—each present their own unique housing 
challenges (even when located in the same geographical area) and can require different types 
of solutions. Table A.7 demonstrates the differences between these place types in sales price, 
transportation cost and access, and other housing characteristics within the greater Los 
Angeles Area.
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Table A.7
Housing Characteristics for Cities in the Same Geographic Region Vary

Depending on Place Type

Population* 3,862,210 159,092 9,063

Median Sales Price*** $572,800 $216,900 $114,700
Median Rent*
(2010-2014 ACS)

$1,194 $1,075 $791

Median Rent**
(Zillow Median Rent
Index August 2016)

$2,715 $1,596 $928

Housing(H) and 
Transportation (T) Cost 
Burden****

54%
H- 35%
T- 19%

53%
H - 29%
T - 24%

58%
H - 29%
T - 30%

Overcrowding* 13.7% 4.2% 8.3%
Maximum Zoning 
Densities*****

218 units/a ere 30 units/acre 24 units/acre

Median Year Structure 
Built*

1960 1986 1963

Transportation Access* There are more than
200 Metro Bus lines 
and 6 metro rail lines

Antelope Valley
Transit Authority 
operates bus lines

Taft Area
Transit

Source: *2010-201/i Amehcan Comnunity Survey 5-year estimates. **Zi!low Median Rent index (All Homes; Multifarnily, Single 
I amily Rental, Condo) by City. August 2016, ***Zillow.com rred an sales price index, ****Center for Neighborhood Technology 
Housing and Transportation Af+ordability Index. **** 'City Housing Elements.

Impact of Geography

Ca ifornia's diverse geography means that housing challenges differ across the State 
depending upon factors such as land value, lob opportunities, infrastructure availability, and 
desirability of location For example, communities a ong the coast experience high housing 
costs while inland communities experience environmental and social economic disparities 
Table A.8 demonstrates the differences between two simi arly sized cities with economies that 
revolve around agribus;ness and manufacturing. Watsonville is located in Monterey County on 
the coast of California and the City of Madera is located in Madera County in the Central 
Va ley. Geographical ’ocatlon is reflected in the differences in income and housing costs.
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Table A.8

Land and Housing Cost Differ in Coastal and Non-Coastal Cities

Population* 52,035 62,559

Median Sales Price*** $471,200 $188,600

Median Rent*
(2010-2014 ACS)

$1,203 $904

Median Rent**
(Zillow Median Rent Index 
August 2016)

$2,567 $1,099

Median Income* $46,691 $42,027

Median Land Cost**** $479,160 per acre $125,500 per acre

Median Year Structure
Built*

1975 1976

Major industries* Agribusiness,
Manufacturing

Agribusiness, Manufacturing

Source: *2010 2014 American Community Survey 5-year estimates, **Zillow Median Rent Index (All Homes Muitifamly, Single 
cumily Rental, Condo) by C ty August 2016, ***Zillow.com median sales price index, ****City 2015-2023 Housing Elements.

Continuum of Place-types: Urban, Suburban, and Rural Do Not Neatly Define Every 
Community

Neither p ace type nor geography fully define communities due to differing landscapes, 
econom es, and the ways ;n which p aces evolve and change over time. This section will review 
the three major p ace types in detail, and examine some of the differences that are important 
to acknowledge when forming housing policy solutions Understanding both the general 
challenges faced by urban, suburban, and rural communities as well as the specific differences 
between each community allow for the development of effective, place-based policy solutions.

Urban communities have the greatest economic opportunity compared to surrounding areas, 
yet they are most like y to experience the risks of economic displacement. For example, San 
Jose and Fresno are both urban and may share similar goals in terms of affordable housing, 
sustainability, and economic growth, but due to their differing geographies and econorrres, 
the strategies needea to fulfill these goals wili vary

Table A.9 demonstrates those areas where housing challenges may differ within urban place 
types.
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Table A.9
Major Urban Cities Face Complex and Varied Housing Problems

Population* 986,320 506,132

Median Sales Price*** $828,700 $189,700

Median Rent*
(2010-2014 ACS)

$1,528 $890

Median Rent**
(Zillow Median Rent Index 
August 2016)

$3,386 $1,217

Median Income* $83,787 $41,455
Housing(H) and Transportation 
(T) Cost Burden****

45%
H - 30%

60%
H - 33%

T- 15% T - 27%

Overcrowding* 9.6%'j-- - y~ —■•*r - tiT ~ r h
10.3%

Median Year Structure Built* 1974 1977

Transportation Access* Santa Clara Valley 
Transportation Authority, 
Caltrain, Altamont 
Commuter Express,
Amtrak

Fresno Area Express Bus, 
which has about 20 routes, 
Amtrak

Major Industries* Technology, Education Agribusiness, Health Care

Source. *2010-2014 American Community Survey S-year estimates, **Zi low Median Rent Index (All Homes, Multifamily, Single 
Family Rental, Condo) Dy C ty. August 201o. ”*Zillow.ccm med'an sales price ndex. ****Ccnter for Neighborhood Tecnrology 
Housing and Transportation AFordablity Index

Suburban communities tend to be lower-density, resioentially zoned areas, but their origins, 
and by extension, the housing needs and characteristics of their population, can vary greatly. 
Examples of suburbs include large-scale development bedroom communities, speculative 
residential developments on prime farmland serving a distant urban core, or amenities-laden 
retirement communities. Some develop at the edge of urban areas, some around a specific 
industry, while others are bedroom communities with an extended commuting shed5 to more 
distant urban centers. They typically experience higher-cost, new infrastructure investment and 
have lower-frequency transit than urban areas due to lack of ridership. While housing costs may 
be lower than in urban areas, high transportat on costs often offset these savings. 6

6 The area from which employees travel to their piaces of employment
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"'"ab e A 10 high ights some of the differences between types of suburban communities. Both 
the City of Fremont and the City of Oak:ey have popu ations that work in Bay Area cities. The 
City of Oakley has newer housing stock because it only began to grow in the last 20 years due 
to housing pressures in the Bay Area region. By contrast, the City of Fairfield grew as a job 
center, primarily around a military base and manufacturing.

Table A.10
Suburban Cities Face Distinct Challenges Depending on Type

mmm
Population* 221,654 107,983 37,391

Maximum Zoning 
Densities***

70 units/acre 32 units/acre 24 units/acre

Median Sales
Price****

$907,700 $307,900 $387,400

Median Rent*
(2010-2014 ACS)

$1,663 $1,304 $1,427

Median Rent**
(Zillow Median Rent 
Index August 2016)

$3,170 $2,003 $2,208

Median Income* $103,591 $66,190 $78,597

Average Commute* 31 Min 29 Min 40 Min

Percent Working in 
City of Residence*

29.0% 41.7% 11.1%

Transportation
Access*

Alameda-Contra
Costa Bus Transit,
Bay Ama Rapid
T ransit

Fairfield and 
Suisun Transit, 
Amtrak Capitol 
Corridor

Tri-Delta Transit

Major Industries* Manufacturing,
Technology

Military,
Government,
Manufacturing

Education, Service

Source. *2010-2014 American Community Survey 5-year est mates. **Z i ow Mediar Rent Index (All homes, Multifamily, Single 
Fam.ly Renta . Condo) by City August 2016, ***Data from 5-h Cycle Housing Elements Beg nnlng 2014, ****Zillow.com med an sales 
price ndex.
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Rural communities are difficult to define. For example, the U.S. Census, the Federal Office of 
Management and Budget, the U.S. Bureau of Labor Statistics, and the USDA all designate rural 
areas differently, depending on the mission of their organization. Population clusters, 
agricultural land use practices, economies, or commute sheds are all examples of lenses used 
to define "rural. Rural areas in California pass in and out of urban designation under multip e 
and sometimes conflicting definitions. These conflicting definitions make it difficult to invest in 
rural areas because communities may be e'ig ble as "rural under one program, but not 
another.

Figure A. 10 
When Is Rural...Rural?

US Census Urban Areas OMB Metro Counties Urban Rural Commuting Areas

Source USDA, Lccnorric Researcn Service using data from the U.S Census Bureau s 2000 decenn.al census

Rural communities range from agricultural and other resource-based production communities 
to natural resource tourism and recreation-based destination economies (destination 
communities) to fringe development (edge communities) that absorb growth from high-cost, 
primarily coastal, economic, and commute sheds.Iv

Production communities that rely heavily on agriculture for employment tend to have a higher 
need for access to education, employment opportunities, and housing for a workforce whose 
employment patterns are specific to the agricultura industry. Destination communities' 
workforce housing needs are specifical y impacted by climate and seasonality. Environmental 
preservation and topography Influence the ccation and condition of housing. In destination 
communities, workers with families need housing opportunities close to schools and other
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amenities but, living in a tourism or destination community, they may face higher housing costs 
than other rural areas. Edge communities in areas of projected rapid growth face infrastructure 
and service capacity issues as well as housing pressures akin to higher density areas, but with 
fewer resources.

Because employment opportunities and services are farther away from rural communities, 
longer vehicle trips are required. Rural counties generally have the highest total housing and 
transportation cost burden relative to urban and suburban areas.lv Rural job and housing 
markets are slower to recover after economic stress,lvi although not all rural housing is for 
moderate or low-income families. Many rural areas also have large lot, high-income, ranchette 
settlements located on the fringe of urban areas or embedded in non-metropolitan areas.
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Table A 11
Universal Rural Strategies Do Not Capture the Diversity 

Across Rural Place Types

Population* 28,019 17,946 177,026

Census Classification* 40.9% Rural 100% Rural 17.4% Rural

59.1% Urban Cluster 20.3% Urban Cluster

OMB Designation* Non-Metropolitan Non-Metropolitan Ei Centro MSA

Median Sales Price*** $176,000 $244,200 $173,800

Median Rent*
(2010-2014 ACS)

$716 $772 $838

Median Rent**
(Zillow Median Rent 
Index August 2016)

$1,276 $1,448 $1,112

Median Income* $40,106 $46,952 $50,560

Housing (H) and 69% 71% 66%
Transportation (T)
Cost Burden****

H - 26% H - 34% H-33%

T- 43% T - 37% T- 33%

Median Year
Structure Built*

1973 1983 1982

Primary Industry* Agriculture Recreation Government

Source: *2010-2014 American Community Survey 5-year estimates, **Zillow Median Rent Index (All Homes; Multifamily, Single 
Family Rental, Condo) by County. August 2016, **’Zillow.com median sales price index, ****Center for Neighborhood Technology 
Housing and Transportation Affordability Index.
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Disadvantaged Communities

Many California residents live in areas characterized by low-investment, social and economic 
problems, and lack of infrastructure. As a result, California has determined that these areas 
need special attention to increase opportunities and improve conditions. The term 
"disadvantaged community" is a broad term that refers to areas disproportionately affected by 
environmental pollution and other hazards that can lead to negative public health effects, as 
well as lower-economic investment and opportunity. Increasing opportunities and improving 
conditions in these communities is especially critical for long-term childhood outcomes.
Studies show that a child's adulthood earning potential is reduced every year a child grows up 
in neighborhoods of poverty in comparison to children who reside in better neighborhoods1^1.

CalEnviroScreen Disadvantaged Communities

In 2012, the Legislature passed SB 535 (Chapter 830) to direct investment to disadvantaged 
communities statewide. The bill directed that 25 percent of the funds generated by the State's 
market based Cap-and-Trade Program and allocated to the Greenhouse Gas Reduction Fund 
must go to projects that provide a benefit to disadvantaged communities. The bill gave the 
California Environmental Protection Agency (CalEPA) the responsibility for defining and 
identifying disadvantaged communities (for purposes of this legislation) based on geographic, 
socioeconomic, public-health and environmentai-hazard criteria.

In order to identify these communities CalEPA uses the California Communities Environmental 
Health Screening Tool (CalEnviroScreen). The most recent version, CalEnviroScreen 2.0, 
adopted in August 2014, uses 19 environmental and socio-economic indicators to assign a 
score to each census tract in California (see Figure A.11). The census tracts are then ranked 
relative to one another. Significant public engagement shaped the tool as ft stands today. The 
decision to use census tracts, rather than a larger geographic unit, like cities or zip codes, is 
extremely valuable for evaluating the indicators on a local scale, but some stakeholders still 
have concerns about the use of census tracts in rural areas, where low population densities can 
increase the geographic coverage of the census tract.

For the purposes of SB 535 and the Cap-and-Trade Program, the top 25 percent most- 
disadvantaged census tracts are determined to be d sadvantaged communities. A I programs 
within the Greenhouse Gas Reduction Fund have provisions for benefiting disadvantaged 
communities as identified by CalEnviroScreen, including the Affordable Housing and 
Sustainable Communities (AHSC) Program, which provides affordable housing loans for 
compact, transit-oriented development as well as grants for transportation infrastructure and 
programs that reduce greenhouse gas emissions. The AHSC Program must allocate at least 50 
percent of the funding to projects that benefit disadvantaged communities.
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Figure A.11
CalEnviroScreen 2.0 Indicator and Component Scoring
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Source: Ca ifornia Environmental Protection Agency, Designation of Disadvantaged Communities Pursuant to Senate Bill 535 (De 
Lecn), October 2014

Future Growth Impact on Disadvantaged Communities

The regions that are expected to experience the largest amounts of growth are also areas with 
the most CalEnviroScreen-defined disadvantaged communities. As disadvantaged 
communities are disproportionally affected by socioeconomic issues and environmental 
hazards, it becomes increasingly important to think about hew growth occurs in terms of 
infrastructure needs, cross-regional collaboration, and maximizing infill opportunities

Figure A.12
Disadvantaged Communities and Future Housing Growth

and Disadvantaged Communities
Disadvantaged Communities (Top 25%) 

j -42 to +4,000 Households 

| +4,001 to 20.000 Households 

■ +20,000 to 179,219 Households

Sources: State of California, Department of Finance State and County Population Projections by Race/Ethnicity, Sex and Age 2010
2060; State of California, Office of Environmental Health Hazard Assessment, CalEnviroScreen 2.0; Graphic by HCD.
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California's urban and coastal communities, where jobs and services are concentrated, are also 
where housing costs are the highest. To improve individual and societal outcomes, as well as 
community resiliency, the State must both increase the availability of, and access to, housing 
in areas of opport unity throughout the State, those near jobs, services, high-performing 
schools, and transit; and improve the State's disadvantaged communities through community 
development interventions and infrastructure improvements. Development must also be 
weighed against the potential impacts of climate change on California's diverse geographic 
areas.

Appendix A California's Diverse Needs

Sources Population U.S Census Bureau, Population Divis on, 2015 Population Estimates Labor Force Estimates State of California 
employment Development Department 2015 Labor Force by County, note counties w th labor forces under 10 000 were excluded 
from the map Housing Unit Change DOF ES Population and Housing Estimates for Cties Counties and the State, E8 Historica1 
Population and Housing Estimates for Cities, Counties, and the State Graphic by HCD

Disadvantaged Unincorporated Communities

Senate Bill 244 (Chapter 513, Statutes of 2011) requires Local Agency Formation Committees 
to make specific written determinations on infrastructure needs or deficiencies related to public 
faci ities and services in any Disadvantaged Unincorporated Communities (DUCs) DUCs are 
low-income, unincorporated communities, that can range from remote settlements throughout 
the State to neighborhoods that are surrounded by California's fast-growing cities, but not part 
of the cities themselves. They can lack access to basic community infrastructure like sidewalks, 
safe drinking water, and adequate waste processing. SB 244 also requires each city and county 
to identify ano aescribe in its General Plan each DUC within its sphere of influence. They must

? Resiliency s the aoility for a community to antcipate nsk limit rrpact and utilize available resources to respond to. w'thstand. 
and recover from environmental, economic or other adverse situations

Figure A. 13
Counties with High Job Availability Have Lower Housing Production
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include an analysis of water, wastewater, storm water drainage, and structural fire protection 
needs, as well as potentia funding mechanisms that could make the extension of services and 
facilities to identified communities financially feasible.

infrastructure

Availability of infrastructure ana infrastructure costs are a significant barter to addressing 
housing chal enges throughout California.

In urban and suburban areas, compact infill development at increased density is critical for 
addressing housing needs and using valuable location-efficient land near transit and job 
centers. However, inadequate and crumbling infrastructure may require significant investment 
to mprove capacity for development to occur.1''"' A 2012 survey conducted by the California 
Governor's Office of Planning and Research showed the lack of adequate infrastructure as one 
of the primary barriers to deve opment of infil housing, which causes sprawl and higher 
housing and transportation costs.iK Upgrades to existing infrastructure in infill areas can be 
more expensive than building in greenfield areas 
and increase housing costs.

Like urban and suburban communit'es. rural 
communities afto struggle with crumbling 
infrastructure systems and costs associated with 
installing new infrastructure. Existing systems in 
rura areas may lack the capacity to accommodate 
new water and sewer connections. Some rural 
areas may also rely on septic systems for sewer 
which constrains new development. DUCs can 
face deeper infrastructure problems. These 
communities often ack access to potable water, 
sewer systems, storm water drainage, and 
utilities.Ix

In addition to ocal challenges, infrastructure 
prob sms affect entire regions. In the coastal 
regions of California, access to water is a barrier 
to new development. Eor example, access to 
water is a primary constraint to development on 
the Monterey Peninsula The California American 
Water Company supplies water to most of the 
Monterey Peninsula through wells in Carmel 
Vafey, dams on the Camnel River, and a well 
drawing from the Seaside Aquifer. The Monterey 
Peninsula Water Management District has 
established water a locations for jurisdictions 
within its district and communities have
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Lanare, California

This DUC is an unincorporated 
community of approximately 400 
peopie in Fresno County, most of 
who are low or very low-income. It 
has a community-organized service 
oistrict to provide drinking water, 
but arsenic contaminated the water 
While Community Development 
Block Grant funding enabled the 
construction of an arsenic treatment 
plant, it was only in operation for six 
months. Residents currently pay at 
least $54 per month in addition to 
the cost of bottled water they must 
purchase for drinking and cooking 
Homes in Lanare are dependent on 
dilapidated septic tanks, which leak 
and overflow, for their wastewater 
needs.

Source: Seaton, Phoebe and Garibay, Veronica 
“American Recovery and Reinvestment Act of 20C9 
Analysis of Drinking Water and Waste Water 
Investment in Fresno and Stanislaus Counties" 
Catfom a Rural Legal Assistance, nc. (2011)



distributed most of the avai able allocations. As a result, new development must either provide 
another water source suc.h as a well or enter a waitlist tor future allocations.1*'

As infrastructure chal enges faced by various communities differ greatly, investment strategies 
to solve these issues must be place-based, sufficiently flexible, and context-sensitive in order to 
be effective

Resiliency

Almost every city, county, or town is vulnerable to at least one, if not severa . effects of climate 
change. Our communities are beginning to understand these issues and many are acting to 
mitigate potential effects. Many climate-change impacts will exacerbate existing hazards 
Modifying or expanding on existing policies and programs will address some of these hazards, 
while others will require institutional changes to address the impacts of climate change.

Land use and community development policies shape socia and spatial environments. It is, 
therefore, important that State po icy ensures that communities are located n places, and 
developed in ways, that make them abler to withstand and recover from climate threats. On 
one hand, land use decisions can dictate that communities and infrastructure are located to 
minimize the effect of climate impacts like sea-level rise, wildfires, and flooding. On the other 
hand, community development policy can help create sustainable and efficient communities 
with better access to transit options and other resources that will make residents abler to 
respond to disasters In conjunction with each other, these two policy areas can create 
communities that are more self-sufficient, more t'ghtly knit, and more sustainable,

Some principles that he’p guide ongoing and future efforts to reduce climate impacts and 
prepare for climate risks through land use and community development include

• Sustainability and Choice. Promote vibrant and safe communities that have an 
affordable mix of safe and decent hous:ng choices for different income categories.

• Economic Development: Retain and expand a diversity of jobs and businesses to 
improve and sustain economic prosperity and community resi lency.

• Location and Connectivity: Seek to locate housing and communities with access and 
connectivity to decent infrastructure, mobility choices, education, jobs, high-performing 
schools, open space and ether community needs in a manner that seeks to preserve 
environmental resources and avoid, or abiy adapt, to climate change.

• Resilience in Existing Communities: Improve housing conditions, choices, and 
community development deficiencies that especially impact disadvantaged and special- 
neeos popu.ations while avoiding the impacts of climate change.

• Innovation: Collaborate to develop models that wi I help California's communities and 
environment to be sustainable, equitable and adaptable under changing climatic 
conditions.
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Conclusions
• Land use planning influences location, type, price, and supply of housing; this contributes 

to achieving availability, affordability, and sustainability goals.

• The State has a number of tools to promote land use planning and faci itate housing 
development. However, improvements in the use of existing tools and the development of 
new tools are needed to attain better outcomes in achieving housing and sustainability 
goals.

• California is not producing enough housing in the right places and at the r:ght affordabil ty 
leve s to accommodate the population. The State can require planning but actual 
production of housing fa Is short of housing needs in part due to the lack of certainty of 
where and what is economica,ly and politically feasible to build. There are still many 
market, policy, and implementation factors that hinder the development of denser, 
affordab e housing near jobs and services.

• The entitlement (approval) process for developing housing is uncertain, complicated and 
lengthy, which affects housing delivery and production costs and goals.

• Lack of enforcement of State housing laws limit the effectiveness of existing planning tools 
intended to guide and faci itate housing development.

Appendix A: California's Diverse Needs

End Notes

2016 Point In Time Estimates by State. https://www.hddexchange.nfo/resources/docdments/20C7-2016-PlT-Counts by State.xlsx 
1 The 2015 Annual Homeless Assessment Report (AHAR) to Congress. United States Department of Housing and Urban 
Development, November 2015.
1 Thomas Byrne, El en Munley, jamison D Fargo, Anne Elizabeth Montgomery, etal. “New Perspectives on Community-!eve 
Determinants of Homelessness" Journal of Urban Affairs (2012)
;v Sermons William M and ■ lenry, Meghan "Demograph-cs of Home essness Ser es: The Rising Elderly Population", National 
Alliance To End Homelessness Research Matters, Apr I 2010.
' Rebecca T. Brown, Kaveh Hemati, Elise D. Riley. Christopher T Lee, Claudia Ponath, Lina Tieu, David Guzman, and Margot 6 
Kushel. Geriatric Condit ons in a Population-Based Sample of Older Homeless Adults. The Gerontologist, February 2016 
** Randall Kuhn and Dennis P Culhane "Aoptying Cluster Analysis to Test a Tyoology of Homelessness by Pattern of She'ter 
Utilization: Results from the Analysis of Administrative Data " Amer can Journal cf Community Psychology 26 (1998) 207-32 
™ Thomas Byrne, Jamison Fargo Ann Elizabeth Montgomery Eilen Munley, et ai. "The Relatlonshio between Community 
Investment in Permanent Supportive Hous ng and Chronic Homelessness' Social Service Review Vo!. 88 Iss. 2 (2014)
™ Thomas Byrne, Ellen Munley, Jamison D -argo, Anne Elizabeth Montgomery et al. "New Perspectives on Community- evel 
Determ n.ants of Homelessness" Journal of Urban Affairs (2012)
,x Morrison DS. "Homelessness as an Indeoerdent Risk Factor tor Mortality: Results from a Retrospective Cohort Study".
Inter J of Epidemioiogy.2009
* Ellen L Bassuk, Carmela J. DeCand'a, Corey Anne Beach, and Fred Berman. "Arrer ca s Youngest Outcasts: A Report Card on 
Child Home essness" American nstitutes for Research. The National Cente' on Family Homelessness. November 2014.
' National Center on Family Homelessness. (1999). Homeless children: America's new outcasts. Newton, MA Nat.oral Center on 
Family Homelessness
xii Thomas, Bethan "Homelessness Kills: An Analysis of the Mortality of Homeless People in Early Twenty-First Century England" 
University of Sheffield and Crisis, 2012.
xi;i Daniel F'aming, Hahl Toros and Patrick Burns "Home Not Found The Cost of Homelessness in Silicon Valley" Economic 
Roundtable, 2015
*lv Sharori A Salit, M A., Evelyn M. Kuhn, Ph.D , Arthur J. Hartz. M.D., PhD., Jade M Vu, M P.H., and Andrew L. Vlosso. B A 
"Hosp'taLzatlon Costs Assoc-ated with Homelessness in New York C/ty" New Engiand Journal of Medicine; Issue 338,
June 11, 1998
xv Uanie1 Flaming. Michael Matsunaga and Patrick Burns, “Where We Sleep: The Costs of Housmg and Homelessness In 
Los Angeles" Economic Roundtable, November 1, 2009
*vi * * * * * xii * * xv xvi "Fiscal Ye3r 2015 Continuum of Ca-e Competit on Homeless Ass stance Award Report Department of Housing and Urban 
Development, 2015
xvi' https.//www.hudexchange.info/man3ge-a-program/ccc-dashboard-reports/
xvi" 2010-2014 American Community Survey 5-Year Estimates Table S0101. California State Level Data.

California's Housing Future: Challenges and Opportunities
January 201 7 Draft

35

https://www.hddexchange.nfo/resources/docdments/20C7-2016-PlT-Counts
http://www.hudexchange.info/man3ge-a-program/ccc-dashboard-reports/


Appendix A California's Diverse Needs

" State of California. Department of F.nance Report P-3 State and County Population Projectors by Race/Ethnicity, Detailed Age, 
and Gender 2010-2060 Sacramento. California, December 2014.
" National All ance for Caregiv.ng and AARP (2009) Caregiving in the U S. National Alliance for Ca-egvina, Washington D.C.
" State of California Department of Finance. Report P-3 State and County Population Projections by Race/Ethnicity, Detailed Age, 
and Gender, 2010-2060- Sacramento, California, December 20"4.

Ebner, Nina, "Aging California's Retirement Crisis. State and Local Indicators" Study, October 2015 
"“"U.S Census Bureau, 2010 2014 American Community Survey 5-year estimates Table SOI 03, California State Level Data 
"IV 2010-2014 American Community Survey 5-Year Estimates, Tabic B25072.

Beck. Laurel and Hans Johnson, "Plann ng for California's Growing Senior Population" PPIC Report, 2015 
Disability Characteristics 2.010-2014 American Community Survey 5-year estimates SI810. California State Level Data.

’wv" U.S Census Bureau, 2010-2014 American Community Survey 5 yea' estimates Table S'* B11 California State Level Data 
2014 State Median Income and Rent Limits.

42 United States Cede Section 3601.
California Government Code Section 12955
Analysis of Impediments to Fan Housing, California Department of Housing and Community Development, September 2012.

"** California Government Code Section 65583(a)(4)
■** California Olmstead Plan. November 2012 Update.
™iv Section 4512 of the Welfare and Institutions Code 

Welfare and Institutions Code Section 4400
USDA Farm Income and Wealth Statistics, 2014 U.S and State-Level Farm Income and Wealth Statistics.

"“,i Gabbard, Susan et al 101 Changes in Farmworker Characteristics Farm ,-abor and the ALRA at 40, April 2015
*"‘vi,i U S. Citizenship and Immigration Services, H-2A Temporary Agricultural Workers, https //www uscis.gov/working-unitod
states/temporary-workers/h-2a-temporary-agricultura!-workers

U S Department of Labor. Wage and Hour Division. H-2A' Temporary Agr cultural Employment of Foreign Workers 
https://www dof.gov/whd/ag/ag_ h-2a.htm
* Villarejo, Don Tne Status of Farm Labor Housing And the Health of Werners. California Institute for Rural Studies. March 6, 
2C15. http.//www cirs'nc org/phocadownload/iiserupload/housing status_health_us_hued-farm-workers„20l 5 pdf
* The California Farm Labe Fcrce Ovennew and Trends from tne National Agricultural Workers Sjrvey Aguirre Internationa1 June 
2005 http //aacenter.ucdavis.ed1./doc,Jments/Ca.ii:Farnnt aborFo-ccNiAWS.pdf
*ln Analysis of California Farmworker Characteristics for the California Department of Housing and Community Development Data 
from the Employment ard Training Administration's National Agricultural Workers Survey, Fiscal Years (FY) 1989-2012.
*li: VilUnejo, Don California's Hired Farm Workers Move to the Cities The Outsourcing of Responsib.l-ty for Farm Labor Housing 
California Rural Lega1 Assistance pno'ities Conference, Asilamar, California. July 16. 2013, revised manuscript, January 24, 2014 
http://www.crla org/sites/ali/fiies/u6/2014/rju0214/u'iilarejoFrmubrHsngHlth_CRLA_012414.pdf
xl,vThe California Farm Labor Ferae. Overview and Trends from the National Agricultural Workers Survey Aguirre International June 
2005 http //ageenteruedavis edu/documents/CalifFarmLaoorForceNAWS.pdf
*lv Villarerjo, Don and Schenker, Mark; Environmental Health Policy and California's Farm Labor Housing. A Report Prepared for the 
John Muir institute on the Environment University of California, Davis October 2006 
http//ageenter ucdavis.edu/documents/Env_Health_Pol pd*
*" Villarejo, Dor Californ a's Hired Farm Workers Move to the Ones: The Outsourcing of Responsibility for Farm Labor Housmg, 
California Rural Legal Ass stance Priorities Coherence. Asilomar, California; July 16, 2013, rev.sed manuscript. January 24, 2014 
http ./www crla org/sites/all/files/u6/2014/rju0214/VillareicFrmLbrHsngHlth_CRtA_012414 pdf 
"lv- Government Code 65580(a)
xK"'' Health and Safety Code Sections 17021 5 and 17021.6. Section 17021.5
<d* V.llarejo, Don The Status of Farm Labor Housing. And the Health of Workers. California Institute for Rural Studies March 6 2015 
http //www arsine org/phocadawnload/userupload/housing-status_health_us_hired-farm-workers_2015.pdf

" 2010 Census Summary File 1. American FactFinder, California State Level Data 
Tribal Housing Needs Study Californ a Coalition for Rural Housing. 2016
Kneebone, Elizabeth, and Berube Alan " Poverty and the Suburbs An Introduction " Confronting Suburban Poverty in America 

Brookings Institution, 2013 1-12. Web
liv Miller. R, More Than "Not Urban"; Sec-ring a Quantifiable Definition of Rural Berkeley Planring Journal, v. 26, n. 1.2013.
^ Center tor Neighborhood Technology 2015 http //htamdex rant nra/coranare-afforOah I ty/
” Hertz, Tom, Lorin Kusmin, Alex Marre and Parker. 2014 Ruraf Employment Trends in Recess,on ard Recovery. United States 
Department of Agriculture Economic Research Service Fcoromic Research Report 172 August 

Chetty, Ra,. and Nathaniel Hendren 2015 "The Impacts ot Neighborhoods on Intergenerattonai Mobility Childhood Exposure 
Effects and County-Level Estimates". Harvard University and NBER. May 2015 
Mt| California Strategic Grawth Council "Californ a infill Finance Options Analysis", 2014 

Governor's Office of Planning and Research 'Annual Planning Sunvey Results", 2012. 
https //www opr ca.gov/docs/2012_APSR.Ddt
lx London, Jonathan, Ganlin Huang, and Tara Zagofsky "Land of Risk, Land of Opportunity, Cumulative Environmental 
Vulnerabilities in California's San Joaquin Valley " UC Davis, Center for Reg-onal Change, 2011. 
http.//www.crla.org/sites/all/files/content/uplo3ds/Resources/Report_Land_cf_Risk_ Land_of_Opportunity.pdf 
w City of Monte'ey 2015-2023 Hous ng Element ofthe General Plan.

California's Housing Future Challenges and Opportunities
January 2017 Draft

36

https://www
http://www.crla
http://www.crla.org/sites/all/files/content/uplo3ds/Resources/Report_Land_cf_Risk_


Appendix B: Land Use Planning and Policy 
Influence on Housing Development
Land use planning and development policies greatly influence California's abilrty to prov.de an 
adequate supply of housing and encourage land use patterns that support infill development. 
California local governments have primary control over land use and housing-related decisions 
and can enact polic es which either encourage or discourage housing construct on Despite 
planning efforts to facilitate new housing, actual housing production in California falls far short 
of meeting the need, in part, due to the lack of certainty of where housing is economically and 
politically feasible to build. In addition, lack of enforcement of State housing laws limits the 
effectiveness of existing tools intended to promote housing development. Th’s appendix 
examines how land use policies and practices affect the ability to meet State planning and 
housing production goals —particularly where arid how much housing is built.

State's Housing Lens on Land Use Planning
California State law declares the importance of safe, decent, suitable housing for Californians 
of all economic levels a matter of statewide importance. Over the years, California has 
developed a set of laws in which the State and ocal governments have interdependent roles to 
encourage and require adequate residential development sites in the right places,' for 
example, in locations with access to jobs, transportation, education, food and health-related 
services. State law aiso recognizes that efforts to expand housing opportunities and 
accommodate the hous:ng needs of Californians require cooperation between government 
and the private sector.'

Smce the Brown Administration's 1978 "An Urban Strategy for California," the State has set 
forth goals including ' providing an adequate supply of affordable housing in both cities and 
suburbs," and "encouraging land use patterns in a manner to stimulate necessary development 
whiie protecting environmental quality." State plans and policies—such as the Ca ifornia 
Statewide Housing Plan, the AB 32 Scoping Plan, the California Transportation Plan 2040, and 
Safeguarding Califom'a—include housing and land use provisions that form the foundation for 
decision-making at the statewide level. These plans and policies are designed to achieve dual 
goals of adequate supply and environmental sustainability The location of housing is critical to 
improving connectivity, meeting greenhojse gas (GHG) reduction targets, and creating nealthy 
communities

Implementation of State land use policy re ies upon the private sector, as well as cooperation 
and coordination of ocal and regional governments, as most land use decisions are made at 
the local level State and local governments lay the groundwork for increasing the supply of 
affordable homes ir, location-efficient places through specific too s, incentives, requirements, 
and regulations. The private market develops the housing and creates affordable and 
sustainable development, guided by this groundwork. However, housing development often
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contends with significant barriers, disincentives, and constraints that limit actual production, 
resulting in failure to meet housing production goals.

Evolution of Land Use and Housing Policy
California has also enacted land use and housing-related laws that guide where development is 
not appropriate or is subject to significant mitigation. Efforts to conserve farmiano (Wi liamson 
Act), protect coastal resources (Coastal Zone Requirements), and protect the environment 
(California Environmental Quality Act or CEQA), limit development by restricting and, in effect, 
directing growth. Some practices of CEQA implementation, for example. Level of Service (LOS) 
standards for traffic analysis, have worked against the goal of creating more infill 
development. " Extensive restrictions on development in some areas—coupled with loca 
preference that land be used for purposes that generate sa!es-tax revenue (e g., commercial 
development) and resistance to higher density development—have resulted in growth 
concentrating in areas with less restriction and opposition to building, including outlying 
greenfieid areas. The cumulative effect of a variety of regulatory policies and economic 
incentives have, therefore, resulted in urban sprawl, eap-frog development patterns, and 
concentrations of low-density, single-fami y housing, far from major job centers

Development patterns directly influence the emissions of greenhouse gases, including those 
from transportation between jobs and housing Research shows that as housing units per acre 
(density) decreases, vehicle miles traveled (VMT) increases.v One study demonstrated that 
location-efficient affordable housing minimized vehicle use with 20-40 percent reduction in 
VMT.V Indirect effects of traditional, low-density development patterns also include low rates of 
physical activity due to the lack of walkable communities.

The unintended consequences of sprawling development patterns led to increased focus on 
reducing VMT and GHG through the encouragement of more infill housing. Housing E ement 
Law and prior Statewide Housing Plans, completed in 1982 and 2000, have long recognized 
the importance of developing high-density housing in infill areas The integration of land use 
requirements and sustainability objectives gained further momentum in the early 2000s 
through the following State laws and policies:

• In 2000. the Cortese-Knox-Hertzbe-g Local Government Reorganization Act directed Local 
Agency Formation Commissions (LAFCOs) to discourage urban sprawl, encourage orderly 
governmental boundaries, and preserve open space and prime agricultural land.

• In 2002, California adopted State Planning Prioritiesvi to promote and encourage infill and 
more efficient land use development patterns in order to protect environmental and 
agricultural resources and achieve greater equity from development patterns

• In 2004, the State Planning Priorities were incorporated in the Reg>ona Housing Need 
Assessment (RHNA) principles

• In 2008, the State adopteo the Sustainable Communities and Climate Protection Act 
(Sustainable Communities Act, SB 375, Chapter 728, Statutes of 2008) to increase
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coordination of transportation and housing with the obiective of reducing greenhouse gas 
emissions.

Infill and efficient land-use policies have had a positive effect on reducing sprawl. A 
comparison of sprawl scores in the 2002 and 2014 Smart Growth America studies'” showed a 
significant increase in the percentage of metropolitan statistical areas (MSA) in California that 
had a better than average score from 55 percent of MSAs scoring better than average in 2002 
to 73 percent in 2014.'"''

Housing needs vary across population groups and places, making one-size-fits-all policies 
difficult to implement and inefficient for meeting the diverse needs of all Californians. This 
appendix focuses on the specific housing needs of certain special population groups and 
briefly examines how they can be addressed across California's diverse areas.

Figure B.1: Timeline of Selected Land Use and Housing Laws
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Production Goals Continue to Fall Short of Planning Objectives
California's housing production and affordability has not kept up with demand. The State plans 
for housing by projecting future regiona housing needs, after which local governments are 
required to plan to accommodate this need through their local planning and zoning processes 
The RHNA process uses projected population growth to determine housing and affordability 
needs relative to household incomes, and provides estimates of how many new units will need 
to be affordable to lower- and moderate-income households. The RHNA has been a forerunner 
of "fair share" planning, wherein a I local governments have an obligation to accommodate a 
mix of housing (e g., apartments, single-fami!y) for a I income levels.

As seen in Figure 3.2, during the Regional Housing Needs Allocations Fourth Cycle Projection 
Period (2003-2014) the majority of housing built was single-family (62 percent versus and 
38 percent multifamily). During that period, not one reg on built enough housing to meet its 
RHNA. For examp!e, of the two most populous reg ons in the State, the Southern California 
Association of Governments region produced 46 percent and the Association of Bay Area 
Governments produced 53 percent of the regiona RHNA. Generally, 47 percent of the housing 
required to meet projected need was constructed during this time-period.
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Appendix B: Land Use Planning and Policy Influence on Housing Development

The low percentage of housing construction compared to the need is especially true for 
housing affordable to lower-income households. Figure B.3 shows, for the fourth cycle 
projection period, the projectea housing need for ower-income households compared to the 
net change in deed-restricted affordable homes, ft a'so shows the projected housing need for 
moderate- and above-moderate income households compared to the net change in market- 
rate multifami y and single-family homes. New home production falls short lor all income 
segments, but is lowest for deed restricted homes that serve lower-income households. For a 
list of RHNA by jurisdiction in comparasion to constructed housing un ts for the fourth cycle, 
p ease See Exhibit B2.

Fai ure to meet housing production goa s is a reflection of the following:

• Market conditions.

• Competition among builders for housing demand at the higher-income and price levels.

» Lack of subsidies for housing affordable to low- and moderate-income households.

• Lega' and politico processes that can stop or dramatically slow housing projects.

in addition, barriers and constraints, such as lengthy development review at the local level and 
loca oppos tion, impact the type, quant'ty, and location of housing built. However, local 
p anning and development processes also play a significant role in the production of housing 
supply, and can be important too s in helping to dose the gap between the housing need and 
production.

Figure B.2 All Regions Have a Shortfall in Meeting Production Goals

Permits by Type
i

Scale ~ 800,000

Planned and Built Growth
4th Housing Element Planning Period (2003-2014)

Planru.il Growth Nol Em I

___Single Famiy Unit Change

df Mu train.ty unit Change

Sources: HCD Regional Housing Needs A locations DOF ES Pcpu'ution and Housing Estimates tor Cities, Counties, and the State, 
E8 Historical Population and Housing Estimates for Cities, Counties, and the State; TCAC Mapped Developments Graphic by HCD
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Figure B.3: Home Production Is Lowest for Lower-income Households'
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Deed Restricted Unit Growth compared to Lower Market Rate Unit Growth Compared to

Income Need Moderate and Above Moderate Income Need

■ Unit Production »Projected Housing Need
Sources- HCD Regional Housing Needs Allocations 4th Cycle Housing Element (2003-2014); DOF E5 Population and Housing 

Estimates for Cities, Counties, and the State; E8 Histor'cal Population and Housing Estimates for Cities, Counties, and the
State; TCAC Mapped Developments

Process for the Development of Housing
Land use refers generally to where and what is built in a community and is influenced by a 
comp.ex system of regulatory control, market forces, and the policy decisions at multip e levels 

government. The application of local and use regulations has significant effects on the 
location and type of housing that is developed.

The following section describes the development phases and outlines barriers or obstacles that 
impact achieving housing supply, affordability, and sustainability goals.

Primary authority for iand use decisions is at the local evel2 through the implementation of 
planning, zoning, permitting, and buiid'ng requirements. However, in matters of statewide 
importance, the State Legislature passes laws that set limits on that authority or require loca 
governments to include specific considerations in their planning efforts. State law also includes 
incentives to encourage certain development patterns, such as promoting development near 
jobs., services, high-performing schools, and transit. These State laws provide consistent 
po icies that have statew'de :mpact and are beyond the scope of oca! government planning 
a'one.

Figure B.4 describes the four stages of the residential planning and development process ,n 
Ca ifornia; the ro e of the State, regional, and loca! governments, and some of the constraints 
at each stage, which compound to create a large gap between projected housing need and 
bu:lt units. * 7

1 Note: In this figure deed-redistricted urits created wth public financing sources are used as a proxy for the number of low income 
umts produced dur ng this t ire pehed Local incius cnary units and non-deed restricted homes atfo-dable to lower-income at .nit al 
sales or rental are not included in this total due to lack of statewide data. Comparisons with San D;egc Association of Governments 
and Association of Bay Area Governments regional data show total actual affordable units produced during this time show up to 
twice the affordable un.ts produced depending on local inclusionary polic es
7 This Includes incorporated cities and towns as well as unincorporated areas within counties
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Figure B.4: Residential Development Process Flowchart 
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Table B.1 illustrates some of the State laws intended to facilitate and encourage housing 
development. Laws that guide development include those that influence the location of 
development and increase local capacity for new housing. Laws that remove barriers prescribe 
how certain uses are allowed throughout the State and remove some limitations on 
development. Those that incentivize housing offer concessions for the provision of affordable 
housing development. For a description of these laws, refer to Exhibit B1. In addition, Exhibit 
B3 includes excerpts from the White House Housing Development Toolkit released September 
2016, which makes recommendations on actions that states and local jurisdictions can take to 
promote healthy, responsive, affordable, high-opportunity housing markets.

Table B.1: State Laws to Encourage and Facilitate Housing Development

General Plan/Housing 
Element Law

Second Unit Law including 
establishment of junior 
accessory dwelling units

Density Bonus Law

Regional Housing Needs 
Assessment

Housing Accountability Act Multifamily permit 
streamlining

No-Net-Loss Law Mitigation Fee Act CEQA streamlining

Subdivision Map Act Permit Streamlining Act Local assistance resources 
for housing and 
infrastructure including 
Enhanced Infrastructure 
Finance Districts,
Community Revitalization 
and Investment Authorities, 
and Low and Moderate 
Income Housing Assets
Funds of the Housing 
Successor Agencies

The Cortese-Knox- 
Hertzberg Local
Government Reorganization 
Act

Least-Cost Zoning

Sustainable Communities 
and Climate Protection Act 
(SB 375)

Emergency shelter, transitional 
housing, and supportive- 
housing zoning requirements 
(SB 2)

Wil iamson Act Manufactured and Factory
Built Housing Law

Affordable Housing
Beneficiary Districts

California Environmental 
Quality Act (CEQA)

Employee Housing Act

Group Home Law

Federal and State Fair
Housing Law

While there are efforts to facilitate and encourage the type of housing development that meets 
planning goals, these tools are not enough to overcome other disincentives, barriers, or 
constraints that influence actual outcomes. There are many reasons why existing tools are not 
as effective as originally envisioned. Some tools are not widely implemented because people 
do not know they exist.
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Other too s may be too complex and difficult to implement. Finally, most of the land use 
provisions lack enforcement mechanisms exceot through the judicial system. Tabie B.2 outlines 
broad categories of constraints associated with the planning level most affected.

Table B.2
Barriers and Constraints to Housing Development

PLANNING PHASE

Tension between State and local control

Implementation and 
Enforcement of 
Planning Laws

Enforcement of State law

Community resistance to growth and change

Inadequate capacity and resources at a local level to complete plans

Weak General Plan and housing program implementation
ZONING PHASE

Competing Priorities

Local revenue generating mechanisms that favor nonresidential

Tensions between the need for transportation corridor or transit oriented 
development (TOD) and health effects from exposure to poor air 
quslity/pollutants

Development standards that impact supply and cost of housing
PERMITTING PHASE

Processes and
Standards

High impact tees

Lack of implementation of housing programs

Multiple levels of discretionary review

Community
Opposition

Community resistance to new affordable housing

Environmental permit process reviews can be used to stop or limit housing 
development

Growth vs. preservation of character (development standards, density)

Referendums and requirements for voter approval
BUILDING PHASE

Limited access to preaevelopment financing

Market Conditions Weak market conditions

High land and construction costs

Public subsidies ;nadequate/decl:ning
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Residential Development, Phase One: Planning

Planning at a I levels of government allows for the development of policies that guide how land 
use occurs. Planning allows decision makers and the community to implement strategies to 
address many community objectives, such as economic development, environmental 
protection, healthy communities, equity, and affordability. This includes accounting for the 
long-term development needs of the community as well as accommodating the immediate 
wishes of the current residents.

The primary mechanism used by local governments for long-range planning is the General 
Plan. The General Plan usually encompasses a planning horizon of at least 20 years, providing a 
vision for future growth. All subsequent planning documents created by a local government- 
such as zoning codes or specific plans—must be consistent with the goals and policies adopted 
within its General Plan.

Housing Elements are a required part of each local government's General Plan and are 
updated to ensure that each local government is adequately planning to meet their existing 
and projected housing needs, including their share of the RHNA. The housing element is the 
primary mechanism to increase the amount of land available for housing development at the 
local level. Housing elements must be updated frequently (every five to eight years) and must 
include public engagement efforts to inform the plan. A major component of the Housing 
Element is the identification of sites with appropriate densities and development standards to 
accommodate construction of new housing that will meet the specific needs of the community. 
As communities update their General Plans, including their Housing Elements, local 
governments, with community input, analyze environmental impacts and set local rules for how 
their community will grow, enabling streamlined processing for subsequent development.

Community engagement early and upfront during General Plan update process allows 
communities to set a framework for how growth should occur, influencing multiple (instead of 
individual) developments and addressing community goals that cannot be achieved at the 
scale of individual developments. This is important to reduce the need for redundant approva 
of applications for each and every individual development, which constitutes a substantial 
barrier to increasing the supply of housing in many communities and lead to more 
opportunities for ministerial approval. Ministerial processing enables streamlined land use 
entitlements where by an application for a residential development is deemed approved when 
it meets objective standards.

Planning Phase—Barriers to Development:

Tension between State and Local Control Can Affect the Success of Housing Programs

State law recognizes that providing affordable housing to low- and moderate-income 
households requires the cooperation of all levels of government. The State legislature also 
recognizes that in carrying out this responsibility, each ocal government also has the 
responsibility to cooperate with other ocal governments and the State in addressing regional

Appendix B: Land Use Planning and Policy Influence on Housing Development
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housing needs (as determined in their RHNA)IX. However, the State's involvement in local, land 
use decision making can result in tensions between meeting State housing objectives and local 
contro . Local decision makers may be opposed to planning for additional growth, increasing 
development density, or zoning for some kinds of housing (such as homeless shelters). As a 
result, State planning priorities are not equally achieved across communities.

Reasons for this opposition can include, but are not limited to:

• Concerns about preserving community character.

• Balancing competing community objectives.

• Needs for infrastructure upgrades.

• Responding to the desires of constituents.

Enforcement of State Law is Limited

The primary mechanism to enforce State housing law is through the judicial system. For 
example, an interested party can legally challenge the actions of local government by filing a 
lawsuit when a local government's Housing Element is out of compliance with State law or 
when a local government denies approval of an affordable housing development/ However, 
money, time, and interest are necessary to pursue judicial remedies. In addition, developers 
are hesitant to seek a judicial remedy in localities where they intend to have future 
development. The lack of enforcement and lack of consequences for noncompliance with State 
requirements limits the effectiveness of these laws.

Inadequate Capacity and Resources at a Local Level to Complete and Implement Plans

Development and implementation of housing and community plans can be a challenge for 
many localities due to the lack of staff capacity and resources. Many cities and counties rely on 
developer fees to fund planning and housing staff within local government. The slow-down in 
building during the Great Recession (2007-2009), resulted in many planning departments 
reducing staff and cutting back on implementation of housing programs In addition, smaller 
localities may have very limited city staff with one or two peopie acting in multiple capacities 
City staff may not have the expertise or the ability to develop required planning documents.

As a result, efforts at the State level to provide additional tools, resources, and technical 
expertise to local governments to plan and implement housing programs helps to encourage 
successful attainment of statewide housing goals. The State works to incentivize local 
governments to comply with State housing laws. For example, in order to be eligible to receive 
certain types of funding from the State, jurisdictions must have a current housing element that 
meets Housing Element Law requirements. However, these incentives to comply with State 
housing laws have lessened as the funding sources are depleted.
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Since the last Statewide Housing Plan (2000), the California Department of Housing and 
Community Development (HCD) increased the availability of technical assistance to local 
governments that are preparing their Housing Elements by launching a webpage Building 
Blocks for Effective Housing Element. This website, along with other technical assistance, helps 
local governments streamline the process for updating their Housing Elements and getting 
approval from HCD.

Housing Element compliance (Housing Elements submitted to HCD that meet the statutory 
requirements) steadily increased from 47 percent in the 2nd planning cycle to 90 percent in the 
4th cyc!e. Current trends in the 5th cycle are on track to meet or exceed this percentage.

Table B.3
Housing Element Compliance Rates Have Risen

In Compliance 47% (254) 82% (439) 90% (485)

Out of Compliance 53% (281) 18% (98) 10% (54)

Source HCD Housing Flement Tracking Database

Residential Development, Phase Two: Zoning

Loca planning policies and goals are implemented through the zoning of land Zoning 
specifies what can be developed and where it can be developed It also details the standards 
for deveiopment such as units allowed per acre, he ght standards, and parking standards. In 
addition to zoning parameters set by local governments, some State laws put additional 
parameters on local zoning in order to produce housing that is affordable to lower-income 
househo'ds or increase the general supply of housing (e g., least cost zoning,* second unit 
law,* and the Employee Housing Act11"').

Zoning can be in the form of tradibonal zon.ng ordinances, a form-based code, or through 
community or specific plans. Local governments can also adopt policies that encourage 
particu ar types of housing (e.g., inclus'onary housing policies and/or other incentives that 
encourage development of housing affordable to low-income households).

Zoning Phase—Barriers to Development

Local Governments Must Balance Competing Priorities

Land use policies can support a host of public policy objectives, such as promoting greater 
proportions of infill and transit-oriented residential deve opment, improving a community's 
balance of jobs, housing, retail, and services, and creating higher density, more-compact,
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walkable and bikeable development patterns. Loca governments must balance these policy 
objectives with the need to address other policy and public health objectives. For example, 
building in transportation corridors may also necessitate mitigation of adverse health impacts, 
such as increased risk of asthma and cancer due to living close to roadways.”'' To address 
infrastructure constraints or control the amount and pace of growth, some local governments 
also have established growth-control measures. These growth measures can limit housing 
development; however, local governments are still required by State law to plan for enough 
housing development to meet their RHI\IA.*V

Local Revenue-Generating Mechanisms Favor Non-Residential Development

Local governments must also balance the use of land that is available for residential 
development with other uses. In 1978, California voters passed Proposition 13, which limits 
how much homeowners' property taxes can increase each year. This limitation resulted in less 
property tax being paid to local governments and, therefore, less revenue available to fund 
government activities. Following the passage of Proposition 13, local governments began to 
pay more attention to the fiscal outcomes of land-use decisions as a way to replace the lost 
revenue from property taxes. As a result, land uses that generate sales tax revenues are often 
prioritized over residential and other land uses”"as a way to provide more funding to local 
governments. This prioritization in land use can result in a lack of support for housing 
development.

Local Tools to Encourage Affordable Development Are Evolving

Some local governments have adopted inclusionary (or "mixed-income") ordinances requiring 
that a percentage of units in a new housing development are affordable to (and reserved for) 
low- and moderate-income families. Following a 2009 appellate court ruling.. Palmer/Sixth 
Street Properties v. City of Los Angeles 175 Cal.App.4th 1396, many local governments 
suspended enforcement of the:r inclusionary zoning ordinances for rental housing 
development.

The California Supreme Court in California Building Industry Association v. City of San Jose 
(2015) 61 Cal.4th 435 upheld the constitutionality of inclusionary ordinances and local 
government's authority to enact them in the case of for-sale housing.

The State has recently enacted tools such as Affordable Housing Beneficiary Districts, 
Enhanced Infrastructure Finance Districts and Community Revitalization and Investment 
Authorities to provide more flexibility to local governments to designate areas to support 
affordable housing and infrastructure development under certain parameters. However, as 
they are newly available, these tools have yet to see wide usage. (See Appendix C and Exhibit 
B1 for more information on these tools.)
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Residential Development, Phase Three: Permitting

Through the planning and zoning phases, ocal governments facilitate the development of 
housing by ioentifying priority locations, providing infrastructure and incentives that encourage 
deve opment, and actively seek investments and developers to build in the community. 
However, the private sector is also critical to the housing development process. Developers 
(both for- and nonprofit) must acquire the land, secure financing, assemb e a design team, and 
apply for permits to build.

Once a developer has submitted an application for a new development, the local government 
must approve it prior to building—this is known as the entitlement process. As demonstrated 
by Figure B.5, the process can be as simple as local-government staff's review of the 
development to ensure it meets ail the existing development standards and any mitigation 
requirements (ministerial processing). The process can also entail a longer, discretionary 
process that requires review by the City Council or Board of Supervisors, and any number of 
mult:ple loca bodies, for example, the planning commission, design review boards, 
neighborhood advisory councils, etc. In addition, local governments can impose aeve’opment 
fees to defray a I or a portion o^ the cost incurred by the local government related to the 
development.xv"

As with zoning, the State's primary role in the permitting process is to establish parameters and 
protections for developments The State also encourages local governments to approve 
a'ffordable housing, through aws like the State Density Bonus Law,’"'"' which allows a developer 
to include more hous rig (up to 35 percent more) in a development, and up to three incentives 
or concessions for including housing affordable to lower-income households. These incentives 
can include a reduct:on in site development standards, a modification of architectural design 
requirements, approval of mixed-use zoning, or other incentives or concessions that result in 
cost reductions
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Figure B.5: Multifamily Development Permitting Discretionary vs. Ministerial3

Discretionary Review
Subject to Permit Streamlining Act

Pre-application process
(Jurisdiction dependent) 

Timing: no required timeframe

Development/Application
submittal

Complete application
30 days after submittal - 

if incomplete, each new/revised 
submittal triggers subsequent 

30-day period

Approval
60-180+ days after environmental 
review (depending on project type 

and if there are appeals)

Environmental review
60 days to one year or longer 

after application deemed complete 
(depending on type of environmental 

review)

Design review
(Jurisdiction dependent) 
Timing can coincide with 

environmental review (above) 
or follow environmental review

Total time ~ 3 months to £ one year

Building permits

Ministerial Processing

Pre-application process
\

(Jurisdiction dependent) 
Timing: no required timeframe

V

Development/Application
submittal

■ . -
A

Submittal deemed to meet 
existing zoning and development 

standard requirements
Typically within 60-90 days

Design review
(Jurisdiction dependent) 

Typical timing 30-90 days 
(depending on the jurisdiction)

Total time ~ 30 days to 5 months

Building permits

3 This figure expresses the permitting process for approval of a development application and does not show the environmental 
review at the planning and zoning stages, which ministerial projects implement.
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Permitting Phase—Barriers to Development:

The planning phase is intended to consider the community as a whole, review and balance 
competing priorities through public engagement and discussion, and arrive at a set of policies 
for how a community will grow and develop. However, in reality, the agreements that were 
reached early on in the planning phase (for how a community will grow and develop) can (and 
often are) overridden or reversed for proposed developments through debates that occur 
during the permitting phase, which can delay, or all together prevent, development from 
occurring.

Multiple Levels of Discretionary Review Impact Certainty and Cost of Development

Processing housing development proposals can be long and unpredictable. Timing can take 
anywhere from three months for simp er, ministerial, approvals to multiple years for 
controversial developments that include multiple levels of discretionary approvals. As 
mentioned above, discrebonary permitting approvals can include multiple bodies, including 
planning commissions, design review boards, and/or neighborhood councils. It can also 
include approvals from special districts. A 2016 report by the American Planning Association1™ 
indicated that because of their subjective nature, discretionary review sets up an adversarial 
process that can result in unpredictable negotiations on aspects of the development. These 
negotiations can include a reduction in units, increase in parking requirements, or the addition 
of costly amenities. In addition, citizens who disagree with approvals may accuse staff and 
decision makers of bias. Delays caused by long, discretionary, review processes can also 
translate into significant additional costs for developers, which, over time, can make a 
development so expensive, it's no longer financially feasible.

High Impact Fees and Restrictive Development Standards Impact Cost of Housing

Fees and exactions affect the cost and feasibility of housing development. High fees for 
planning and site development can impact property owners' ability to make improvements or 
repairs, especially for lower-income households. Depending on the market, developers pass on 
those costs to consumers at time of purchase or rental. For example, in one city it can cost up 
to $40,000 or more in fees for the development of a second unit (accessory dwelling unit), 
which is cost prohibitive for many homeowners.™ Restrictive deve opment standards can also 
affect the development of housing. Parking standards, lot coverage, minimum unit sizes, and 
height requirements limit the available land on which housing can be built and affects the 
amount of housing that can be developed.

Community Opposition Can Delay or Stop a Development

Despite important public engagement that takes place early on in the planning phase for how 
communities will build and grow (for example, during updates to General Plans, zoning 
ordinances, and design review guidelines), individual developments are still subject to 
additional public scrutiny through the above-mentioned discretionary processes, as well as 
others, such as ballot measures, referendum^, and public forums. These processes can lead to 
additional costs due to delay, major modifications beyond General Plan and zoning

Appendix B: Land Use Planning and Policy Influence on Housing Development

California's Housing Future: Challenges And Opportunities
January 2017 Draft

15



Appendix B: Land Use Planning and Po icy Influence on Housing Deve opment

requirements, or possibly stop a deve opment from being built in spite of the fact that it meets 
the requirements in existing plans.™ At the last stages of the permitting approval process, 
residential developments are often subjected to lower densities and reduced unit counts than 
what was originally proposed and can be subjected to additional costly c.ondit ons.

The reasons for community opposition to development can include fears about potential 
negative impacts to property values, crime, and traffic, and concerns about the effect on school 
enrollment or change to community character. While research demonstrates that affordable 
housing has a neutra or positive impact on issues such as property va ue and crime, and has 
other many beneficia community building impacts, these facts are rarely enough to a leviate 
concerns that can stop a development.™'- ”■

Community-based constraints or opposition takes many forms

• Referendums: Citizens can use local referendums to overturn local decisions on 
housing. For example, in 2013, residents in Palo Alto, California, placed a measure on 
the local ba lot that overturned a unanimous city council decision to rezone a 2.5-acre 
parcel to allow for a 60-unit, low-income, senior multifamiiy development.

• Ba lot Measures: Measures that require voter approval for land use decisions also limit a 
community's ability to grow or plan for growth. For example, the City of Encinitas 
requires voter approval for any major changes to planning policy, including the Land 
Use Element of the Genera! R'an, Land Use Policy Maps of the General Plan, Zoning 
Code, Zoning Map, any specific plan, and development agreements. It also requires 
voter approval for any exception to the citywide height limit of 30 feet or two stories. As 
a result, the City must have voter approval to adopt its required Housing Element and 
subsequent zoning amendments to meet the State's requirement that local 
governments plan to meet the housing needs of the community.

• Opposition at Public Hearings: The most prevalent form of opposition is expressed 
through public testimony during a city counci or board of supervisor meet:ng where 
bias and objections, factual or otherwise, can result in significant modifications, delays, 
or denials to residential deve opment.

• Project-Level CEQA Lawsuits: Another common form of opposition is using the 
provis ons of the CEQA to challenge a development's environmental review 
documents. CEQA lawsuits are not limited to environmental groups but may be 
brought by any interested party or stakeholder. Costly and expensive, CEQA lawsuits 
can delay a development for years and/or make the development financial y infeasible.
A recent study found that residential development accounted for approximately 20 
percent of a I CEQA lawsuits. Or these lawsuits, multifamily residential developments 
were most targeted and more than two-thirds of them were in infill areas.™'' Another 
study focused in the Southern California Association of Governments region showed 
the greatest percentage (33 percent) of CEQA lawsuits targeted residential
deve opment and 98 percent of the CEQA lawsuits on residential development were in
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infill areasxxv. The vast majority (71 percent) of these lawsuits targeted multifamily 
residential development Despite the environmental benefits of infiil housing, some 
practices of CEQA implementation—for example, Level of Service (LOS) standards for 
traffic analysis—have workea against accommodating infill development.*"'

Certain types of development, such as some affordable housing, infill development, or transit- 
oriented development, are exempt from the provisions of CEQA. This reduces the costs and 
uncertainty associated with preparing ful studies under CEQA However, these exemptions 
have limitations ;n their applicability. For example, in order for a development to qualify for an 
exemption, many requirements must be met, which significantly narrows the pool of 
developments eligible for the exemption. In some areas, only developments in incorporated 
cities are eligible, which leaves out developments located in urban, but unincorporated parts of 
the county. In addition, using an exemption may make a development vulnerable to legal 
cha lenges, thus adding to the cost of a development. Ministerially processed development has 
been subject to environmental review and mitigation at a prior planning stage, such as a 
specific plan or other general plan update or zoning ordinance adoption.

Residential Development, Phase Four: Building

Once a developer has secured all the local government approvals (entitlements), it must ensure 
its development financing is in place. It must also adhere to building code requirements that 
are developed by HCD's State housing Law Program and adopted by the California Building 
Standards Comm ssion. Local governments may adopt local amendments to these codes, 
provided they make express findings that the amendments are reasonable and necessary 
based upon climatic, geological or topographical conditions.

Building Phase-Barriers to Development

Market Constraints Affect the Pipeline of Development

High land and construction costs, the level of market certainty, and avaJab'lity of financing can 
play major roles in determining whether a developer can, or will, build in a community. High 
land costs influence the amount of financing needed to construct the development, affecting 
the feasibility of the development and rent setting or sales pricing In addition, there are only a 
few financing programs available to assist with land acquisition and many have limits on the 
amount of funding that can be acquired (see Exhibits C1-3 for more detail on funding for 
housing programs).

Financing and Overall Development Cost Affect the Feasibility of Development

Once the local government approves the development and issues building permits, the 
developer can begin construction. However, the developer must firnsh securing financing 
through various institutions, hire a general contractor, and adjust for any problems that could 
occur during the construction These can include undiscovered soil contaminants, conflicts with 
construction documents, or lease-up issues that can affect loan terms and cause gaps in 
financing.
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Appendix B: Land Use Planning and Policy Influence on Housing Development

Conclusions
• Land use panning influences location, type, price, and supply of housing; this 

contributes to achieving availability, affordability, and sustainability goals.

• The State has a number of tools to promote land use planning and facilitate housing 
development. However, improvements in the use of existing tools and the 
development of new tools are needed to attain better outcomes in achieving housing 
and sustainability goals.

• California is not producing enough housing in the right places and at the right 
affordability leve s to accommodate the population. The State can require planning but 
actual production of housing falls short of housing needs in part due to the lack of 
certainty of where and what is economically and politically feasible to build. There are 
still many market, policy, and implementation factors that hinder the development of 
denser, affordable housing, near jobs and services.

• The entitlement (approval) process for developing housing is uncertain, complicated 
and lengthy, which affects housing delivery and production costs and goals.

• Lack of enforcement of State housing lav/s limit the effectiveness of existing planning 
tools intended to guide and facilitate housing development.
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Exhibit B1: State Land Use and Planning Laws Related to Housing Development

Exhibit 51: State Land Use and Planning Laws Related to Housing 
Development
The following is an inventory of many of the State laws and requirements related to the development of housing. The laws are then 
categorized by type of law (guiding development, removing barriers, or incentivize housing), the development phase, and includes 
a brief description of the law

DEVELOPMENT
PHASE

Planning

NAME

General Plan

Planning Housing Element

CODE SECTION

Gov'i Code § 
65300 et seq

Gov't Code § 
65580

DESCRIPTION

A General Plan is the local government's long-term blueprint for the community's 
vision of f Jture growtn and is tyoically updated every 20 years. Mandatoiy 
elements include: Land Use, Circulation (Traffic & Utilities), Housing (State- 
mandated affordable housing program). Conservation (natural resources), Open 
Space, Noise, Safety. All subsequent planning documents (e.g., zoning 
ordinance) and land use actions (arid public works decisions) must be consistent 
with the General Plan,

Local governments plan for current and future housing needs, including their 
share of the regional housing need, through the housing element update 
process. Unlike other parts of the General Plan, a housing element must be 
revised every five to eight years. Among other provisions, the housing element 
provides an inventory of land adequately zoned or planned for residential 
zoning, certainty in permit processing procedures, and a commitment to assist in 
housing development through regulatory concessions and incentives. It also 
requires the adoption of specific program actions to facilitate the development 
of housing within the jurisdiction.

Housing element law requires local governments to rezone, if necessary, to 
provide sufficient capacity in higher density zones to accommodate the RHNA 
for lower-income households. They are required to allow multifamily housing on 
those sites for rental and ownership through ministerial approval. Ministerial 
approval means the local government may not require a conditional use permit, 
planned unit development permit, or other discretionary local government 
review or approval that would constitute a "project" for purposes of CEQA .____

California's Housing Future: Challenges And Opportunities
January 2017 Draft

1



Exhibit B1: State Land Use and Planning Laws Related to Housing Development

Planning Regional Housing 
Needs Allocation

Gov't Code § 
65584

the RHNA, established by legislation in 1 980, is a process whereby HCD, in 
consultation with the Department of Finance, projects housing demand by 
income group to accommodate population growth for all regions of the State. 
These regions, through their Council of Governments (COG), then determine 
each city and county's fair share of the housing need. Each jurisdiction's 
updated housing element must demonstrate enough residential capacity, 
through adequate zoning, to accommodate this projected growth. The RHNA 
process has the following objectives:

1. Increase the bousing supply and the mix of housing types, tenure, and 
affordability in all cities and counties in an equitable manner.

2 Promote infill development and socioeconomic equity, the protection of 
environmental and agricultural resources, and the encouragement of 
efficient development patterns.

3. Promote intrareyional relationship between jobs and housing

Planning The Cortese-Knox- 
Hertzbe’-g Local 
Government 
Reorganization Act

Gov't Code § 
56000, et seq

Local Agency Formation Commissions (LAFCo) approve annexation requests 
by local governments. Factors that the LAFCO considers in reviewing 
annexation proposals include, but are not limited to, the following (Section 
56841):
1 Population, land area and use, per capita assessed valuation, topography, 

natural boundaries, drainage basins, proximity to populated areas, and the 
likelihood of significant growth, during the next 10 years.

2. Need for organized community services, present cost and adequacy of 
government services, effect of the on the cost and adequacy of services and 
controls in the area and vicinity.

3. Conformity of the proposal and its effects with lAFCO policies on providing 
planned, orderly, efficient patterns of urban development and with State 
policies and priorities

4. Effect of the proposal on maintaining the physica and economic integrity of 
lands in an agricultural preserve in opemspace use.

5 Consistency with appropriate city or county general and specific plans

California's housing Euture Challenges And Opportunities
January 2017 Draft

2



Exhibit B1: State Land Use and Planning Laws Related to Housing Development

Planning Sustainable 
Community Strategy 
of SB 375

Cal. Public 
Resource Code § 
75125

Gov't Code § 
65080

In an effort to reduce California's carbon emissions, legislation such as SB 375 
requ red regions to develop a Sustainable Community Strategy plan (SCS) to 
integrate housing in their transportation plans in a way that encourages infill 
development and reduces vehicle miles travelled, achieving their greenhouse 
qas reduction goals. This planning is adopted at the regional level, and while 
many jurisdictions implement the objectives of the plan, they are not required 
to do so.

Planning Williamson Act Gov't Code § 
51200

Enables local governments to enter into contracts with private landowners for 
the purpose of restricting specific Darcels of land to agricultural, or related, 
open space use. In return, landowners receive property tax assessments.

Planning,
Permitting

California
Environmental
Quality Act (CEQA)

Public Resources 
Code § 21000 et 
seq.; 14 CCR § 
15000 et seq.

Requires that decision makers consider the environmental consequences of an 
action before action is taken. CEQA applies to all discretionary decisions of 
government, including land use approvals and public works decision. Where a 
federal permit is required (as for construction in a wetland or a navigable 
waterway), compliance with the National Environmental Policy Act (NEPA), 42 
U5C 4321 et seq , is also required.

Zoning Specific Plan Gov't Code § 
65450

Specific Plans are commonly used to tailor land use requirements for a 
particular subdivision cr planning area (such as an historic old town or a 
redevelopment area) and can include development or other specific standards 
The plan must be consistent with the general plan.

Zoning Zoning Ordinances Gov't Code § 
65850 et seq

Zoning ordinances divide city or county into use districts, such as single-family 
residential, multifamily residential, commercial, maustrial, in conformity with 
the land use element of the general plan. Among other things, zoning 
ordinances describe permitted uses, conditionally permitted uses, 
development standards, and special incentives such as density bonus.
Variances allow exceptions to zoning laws to account for unique circumstances 
of a property, such as an cad shape.
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Exhibit B1: State Land Use and Planning Laws Related to Housing Development

Zoning Subdivision Map
Act

Gov't Code § 
66410

The Subdivis'on Map Act provides procedures for the orderly subdivision of 
land by regulating the division of land into separate parcels for lease, sale or 
financing. Common approvals under this law are: subdivision maps (which 
create five or more parcels), parcel maps (whicn create four or fewer Darcels), 
and lot line adjustments (which affect fewer than four parcels).

Zoning Federal and State
Fair Housing Law

Fair Housing 42 
U.S.C § 3601, et 
seq; 42 U.S.C. § 

5304(b)(2); 42 
U.S.C. § 

5306(s)(B); 42 
U.S.C. § 12705

Fair Housing laws make it illegal to discriminate against any person because of 
race, color, religion, sex, disability, familial status, national origin, ancestry, 
marital status, sexual orientation, source of income and age in the rental or 
sale, financing, advertising, appraisal, provision of real estate brokerage 
services, etc., and land-use practices.

Zoning Limits on
Moratoriums on 
Housing

Gov't Code 
§65858

A jurisdiction cannot extend any interim ordinance that puts a moratorium on 
the development of housing for the development of projects with a significant 
component of multifamily housing except upon specific written findings (noted 
m the statute) adopted by the leg slative body, supported by substantial 
evidence on the record.

Moratoriums on multifamily housing development cannot include the 
demolition, conversion, redevelopment, or rehabilitation of multifamily housing 
that is affordable to lower income households, as defined in Section 50079.5 of 
the Health and Safety Code, or that will result in an increase in the price or 
reduction of the number of affordable units in a multifamily housing project

Zoning Least Cost Zoning Gov't Code § 
65913.1.

Least Cost Zoning Law requires local governments to zone sufficient land for 
residential use with appropriate standards in relation to zoning for 
nonresidential uses, to meet the housing needs of all income groups. 
Appropriate standards are defined to mean densities and development 
standards must contribute to the economic feasibility of producing housing at 
the lowest possible cost.
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Exhibit B1: State Land Use and Planning Laws Related to Housing Development

Zoning Mitigation Fee Act Gov't Code § 
66000

The Mitigation Fee Act authorizes local governments to impose fees on new 
development and requires that a nexus be shown between the fee charged 
and its purpose. Local governments can impose development fees to defray 
ail, or a portion of, the cost of public facilities related to the development of 
the project. These fees commonly include planning-related fees to contribute 
to the cost of staff time wnen processing applications and preparing 
environmental documents, and impact fees related to the building of the 
development such as water and sewer connections. Local governments may 
also impose fees on new development for other public benefits such as roads, 
parks, libraries, and affordable housing.

Zoning Enhanced 
infrastructure 
Financing Districts

Gov't Code § 
53398.50

SB 628 (Beall, 2014} authorized a new type of Infrastructure Financing District 
(IFD) called an Enhanced IFD, or EIFD. Differing from former Redevelopment 
Areas (RDAs) an EIFD may not redirect property tax revenue from K-14 schools. 
ElFDs can be created by cities or counties without voter approval. All 
participating affected taxing entities must first agree to provide their tax 
increment revenue to the EIFD. However, approval from at least 55 percent of 
impacted residents is required before the EIFD may issue tax increment- 
financed debt. ElFDs may fund projects including housing for rental or 
purchase, transit priority projects, sustainable communities strategies, military 
base reuse, and brownfield restoration among other uses ElFDs may overlap 
with RDA project areas, but cities and counties that formerly operated RDAs 
may participate in an EIFD once the Successor Agency has received a Find ng 
of Completion from the Department of Finance, and cleared their audit 
findings from the State Controller's Office asset transfer reviews.

Zoning Community 
Revitalization and 
Investment 
Authorities

Gov't Code § 
62000

AB 2 (Alejo, 2015) authorized the creation of a Community Revitalization 
Investment Authority (CRIA) at the local level. This agency would be 
empowered tc invest the property tax increment of consenting local agencies 
(other than schools) and use other available funding to improve conditions 
leading to 'ncreased employment opportunities, including reducing high crime 
rates, repairing deteriorated and inadequate infrastructure, and developing 
affordable housing. AB 2 requires more rigorous accountability criteria than 
former Redevelopment Agencies.
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Exhibit B1 State Land Use and Planning Laws Related to Housing Development

Zoning,
Permitting

Emergency Shelter, 
transitional and 
supportive housing 
zoninq requirements 
(SB 2)

Gov't Code § 
65583. (a)(4)(5)

Under SB 2 a local government must identity where emergency shelters are 
allowed as a permitted use without a conditional use or other discretionary 
permit. In addition, transitional housing and supportive housing are 
considered a resident:al use of property and subject only to those restrictions 
that apply to other residential dwellings of the same type in the same zone.

Zoning,
Permitting

Second Unit Law Gov't Code § 
65852.2 and 
65583.1.

Second Unit Law requires local government to establish a process to consider 
approval of the development of secondary dwelling units. Local governments 
are required to provide ministerial approval of second units and promote their 
development.

Zoning,
Permitting

Junior Accessory 
Dwelling Units

Government
Code § 65852.22

Jurisdictions are allowed to create an ordinance allowing junior accessory 
dwelling units, in single-family residential zones. "Junior accessory dwelling 
unit" means a unit that is no more than 500 square feet in size and contained 
entirely within an existing single-family structure.

Zoning,
Permitting

Manufactured and 
Factory Built
Housing Law

Gov't Code § 
65852.3.

Local governments must allow the siting and permit process for manufactured 
housing in the same manner as a conventional or stick-built structure.

Zoning,
Permitting

Group Home Law Health and
Safety Code § 
1267.8, 1566.3, 
1568.08

Local governments are required to treat licensed group homes and residential 
care facilities with six or fewer residents no differently than other by-nght 
single-family housing uses. "Six or fewer persons" does not include the 
operator, the operator's family or persons employed as staff. Local agercies 
must allow these licensed residential care facilities in any area zoned for 
residential use.

Zoning,
Permitting

Employee Housing 
Act

Health and
Safety Code § 
17021 5,
17021.6,
17021 5

Employee housing for S'x of fewer persons must treated as a single-family 
structure and residential use in a residential zone Section 17021.6 generally 
requires employee housing consisting or not more than 36 beds in group 
quarters or 12 units or less designed tor use by a single family or household to 
be treated as an agricultural use

Zoning,
Permitting

Density Bonus Law Gov't Code § 
65915

State Density Bonus allows for a developer to get a density oonus of up to
35 percent, up to three incentives or concessions, and allows developments 
reduced parking standard for provision of hous ng affordable to lower-income 
households
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Exhibit B1. State Land Use and Planning Laws Related to Housing Development

Permitting Permit Streamlining 
Act

Gov't Code § 
65920

Sets deadlines for acUon on land use permits and grants automatic approval 
("deemed approved") if action is not taken in a t'mely manner.

Permitting Housing
Accountability Act

Gov't Code § 
65589.5

Limits local governments' ability to reject or make infeasible through 
conditions affordable housing developments, including emergency shelters 
and farmworker housing Specifically, the local government can only deny a 
project affordable to moderate-, low- and very low- income households if the 
jurisdiction's housing element is in compliance with State law and the 
jurisdiction has met, or exceeded, the RHNA for the income group of the 
proposed project, makes specific health and safety findings, or is located on 
certain agriculturally zoned land.

Permitting No Net-Loss Gov't Code § 
65863

No-net-low law ensures sites are available throughout the housing element 
planning per.od to accommodate the local government's RHNA. It also 
prohibits a local government from reducing the allowable density on a site 
identified in the housing element's sites inventory unless certain findings are 
made or an alternative parcel's density is increased.

Permitting Multifamily Permit 
Streamlining

Gov't Code § 
65589.4

Under specific conditions, multifamily infill housing projects with housing 
affordable to at least 50 percent moderate-income units, 20 percent low- 
income units, or 10 percent very low-income units must be allowed as a 
permitted use and is not subject to a conditional use permitting process.

Permitting Prohibiting 
discrimination 
against affordable 
housing

Gov't Code 
§65008

A jurisdiction action is null ana voic if it denies to any ndividual or group of 
individuals the enjoyment of residence, landownership, tenancy, or any other 
land use in this state because the development or shelter is intended for 
occupancy by persons and families of very low, low, or moderate income, as 
defined in Section 50093 of the Health and Safety Code, or persons and 
families of middle income or the development consists of a multifamily 
residential project that is consistent with ooth the jurisdiction's zoning 
ordinance and general plan as they existed on the date the application was 
deemed complete
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Exhibit B1‘ State Land Use and Planning Laws Related to Housing Development

Permitting CEQA Streamlining California Public 
Resources Code 
§ 21000

Certain types of development such as some affordable housing, infill projects, 
or transit-oriented development are exempt from the provisions of CEQA 
Streamlining in the form of exemptions, or being able to use existing 
environmental documentation (tiering) when evaluating a proiect, are available 
for Transportation Priority Projects (TPPs) that aie consistent with the Reg onal
scs.

Permitting Attorney's fees Gov section
65914

Attorney fees are awarded to the public entity or non-profit developer in cases 
where frivolous lawsuits are filed against low and moderate-income housing to 
stop development.

Building Affordable Housing 
Beneficiary Districts

Health and
Safety Code § 
34191.30

Allows a jurisd'ction to redirect its distribution of property tax revenue payable 
to the city or county from the Redevelopment Property Tax Trust Fund to an 
affordable housing benef ciary district The jurisdiction is then authorized to 
issue bonds against the property tax revenue to provide financial assistance for 
the development of affordable housing in the form of loans, grants, and other 
incentives.

Building State Housing Law California Health 
and Safety Code 
§17910.

The California Health and Safety Code provisions known as The State Housing 
Law, often referred to as building code, were enacted to encourage uniformity 
in building standards and to protect the health, safety and general welfare of 
the public and occupants of resident'al buildings statewide. HCD's State
Housing Law Program (SHL) develops and proposes the adoption of residential 
building standards to the California Building Standards Commission for 
approval and adoption into the California Code of Regulations These building 
standards apply to new construction of hotels, motels, lodging houses, 
apartments, dwellings and accessory buildings. Local governments may adopt 
local amendments to these codes provided they make express findings that 
they are reasonable and necessary based upon climatic, geological or 
topographical conditions. Prior to construction of a development, the local 
government must ensure that building plans conform to all codes and 
regulations. After completion of the project, the local officials inspect the 
property to ensure compliance with standards and conditions for development 
placed on the project.
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Building California Green 
Building Standards 
(CalGreen)

CalGreen requires new buildings and renovations in California to meet certain 
sustainability and ecological standards Jurisdictions which aspire to be more 
green and sustainable may voluntary adopt more stringent provisions from 
CALGreen, known as "Tier 1" or "Tier 2" from the CALGreen Appendix A4 
Residential Voluntary Measures. These ennanceo green building measures 
contain prerequisites and electives for jur isdictions to determine their own level 
of local green building code.

Building Surplus Sites Gov’t Code §
11011,

GC Section 54200

Current State law allows the State to dispose of surplus real properly' through 
the Department of General Services. Disposal of surplus sites at less than fair 
market value is allowed to promote the development of housing affordable to 
persons and famil es of low- and moderate-income For locally controlled 
surplus property, local agencies, including school districts, must prioritize the 
use of surplus property to increase the supply of housing
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

Exhibit B2: 4th Cycle Housing Element RHNA 
Compared to Production
The following is an inventory of 4th Housing tlement Cycle Regional Housing Needs Allocations 
(RHNA) by jurisdiction in comparison with production. Please be aware, the percent achieved only 
compares total RHNA with total production and does not account for achievement by income level. 
Therefore, in some jurisdictions, ft is possible to have produced 100 percent of total RHNA but not 
meet RHNA outcomes by income level. In the 4tn cycle, very few jurisdictions met their RHNA 
objectives for low and very low-income.

MSBmmmu
SAN DAG RHNA 
(1/1/03-6/30/11) 107,300 90,545 84 4% 52,979 37,566

San Diego Carlsbad 8,376 6,808 81.3% 4,466 2,342

San Diego Chula Vista 17,224 12,807 74 4% 10,567 2,240

San Diego Coronado 64 96 150.0% 59 37

San D'ego Del Mar 25 12 48.0% 97 -85

San Diego Ei Cajon 621 501 80.7% 950 -449

San Diego Encinitas 1,712 1,125 65.7% 1,135 -10

San Diego Escondido 2,437 2,340 96.0% 2,143 197

San Diego Imperial Beach 87 106 121 8% -31 137

San Diego La Mesa 396 1,325 334.6% 763 562

San Diego Lemon Grove 242 117 48.3% 173 -56

San Diego National City 319 1 198 375.5% 929 269

San Diego Oceanside 6.423 3,022 47.0% 1,371 1,651

San Diego Poway 1,242 612 49.3% 470 142

San Diego San Diego 45,742 34.493 75.4% 12,088 22,405

San Diego San Marcos 6,254 7,231 115.6% 4,229 3,002

San Diego Santee 1,381 1,508 109.2% 778 730

San Diego Solana Beach 131 30 22.9% 110 -80

San Diego Vista 2,267 804 35.5% 610 194

San Diego Unincorporated
County 12,357 16,410 132.8% 12,072 4,338
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mm;in ' J

H
SCAG RHNA 

(1/1/2006-6/30/2014) 696,348 318,054 45.7% 192,528 125,526

Imperial ALL
JURISDICTIONS 24,327 5,388 22.1% 4,025 1,363

Imperial Brawley 3,088 349 11.3% 155 194

Imperial Calexico 2,498 979 39 2% 624 355

Imperial Calipatria 202 61 30.2% 40 21

Imperia1 El Centro 2,908 792 27.2% 396 396

Imperial Holtville 139 212 152.5% 157 55

Imperia Imperial 1,810 1,787 98.7% 1,567 220
Imperial Westmorland 256 -39 -15.2% 1 -40

imperial Unincorporated
County 13,426 1,247 9.3% 1,085 162

Los Angeles ALL
JURISDICTIONS

280,907 115,775 41.2% 45,549 70,226

Los Angeles Agoura Hills 110 57 51.8% 68 -11
Los Angeles Alhambra 1,546 734 47.5% 697 37

Los Angeles Arcadia 2,149 441 20.5% 592 151

Los Angeles Artesia 132 24 18.2% 61 -37

Los Angeles Avalon 148 196 132.4% -97 293
Los Angeles Azusa 745 781 104.8% 659 122

Los Angeies Baldwin Park 744 114 15.3% 97 17

Los Angeles Bell 47 47 100.0% 168 -215

Los Angeles Bell Gardens 122 228 186.9% 324 -96
Los Angeles Bellflower 1,067 205 19.2% 437 -232

Los Angeles Beverly H’lls 436 297 68.1% 64 233

Los Angeles Bradbury 35 43 122.9% 39 4

Los Ange es Burbank 3,786 987 26.1% 65 922
Los Ange es Calabasas 530 500 94.3% 218 282

Los Angeles Carson 1 812 -203 -11.2% 333 130

Los Angeles Cerritos 95 12 12.6% 99 -87

Los Angeles Claremont 457 492 107 7% 289 203
Lcs Angeles Commerce 64 37 57.8% 86 -49
Los Angeles Compton 69 356 515.9% 516 -160
Lcs Angeles Covina 1,337 137 10.2% 224 -87
Los Angeles Cudahy 399 115 28.8% 244 -129
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

Los Angeles Culver City 504 217 43.1% 9 208
Los Angeles Diamond Bar 1,090 347 31.8% 53 294
Los Angeles Downey 1,108 357 32.2% 44 313
Los Angeles Duarte 367 182 49.6% 181 1
Los Angeles El Monte 2,208 337 15.3% 747 -410

Los Angeles El Segundo 168 72 42.9% 19 53
Los Angeles Gardena 1,105 266 24.1% 326 -60
Los Angeles Glendale 3,132 2,533 80.9% 594 1,939
Los Angeles Glendora 745 484 65.0% 374 110
Los Angeles Hawaiian Gardens 145 4 2.8% 93 -89
Los Angeles Hawthorne 910 976 107.3% -21 997
Los Angeles Hermosa Beach 562 136 24.2% 159 -23
Los Angeles Hidden Hills 34 6 17.6% 6 0
Los Angeles Huntington Park 1,012 -143 -14.1% 284 -427
Los Angeles Industry 6 -26 -433.3% -29 3
Los Angeles Inglewood 1,658 231 13.9% 1 230
Los Angeles Irwindale 67 30 44.8% 30 0

Los Angeles La Canada 
Flintridqe 235 1 0.4% -16 17

Los Angeles La Habra Heights 79 -40 -50.6% -37 -3

Los Angeles La Mirada 1,751 51 2.9% 112 -61
Los Angeles La Puente 807 74 9.2% 100 -26
Los Angeles La Verne 855 554 64.8% 338 216
Los Angeles Lakewood 672 98 14.6% 350 -252
Los Angeles Lancaster 12,799 4,632 36.2% 4,378 254
Los Angeles Lawndale 468 152 32.5% 182 -30
Los Angeles Lomita 346 71 20.5% 132 -61
Los Angeles Long Beach 9,583 2,060 21.5% 2,231 -171
Los Angeles Los Angeles 112,876 67,240 59.6% 12,469 54,771
Los Angeles Lynwood 363 144 39.7% 213 -69
Los Angeles Malibu 442 264 59.7% 379 -115
Los Angeles Manhattan Beach 895 -203 -22.7% -109 -94
Los Angeles Maywood 22 68 309.1% 290 -222
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Exhibit B2: 4*h Cycle Housing Element RHNA Compared to Production

HUM

Los Angeles Monrovia 567 425 75.0% 453 -28

Los Angeles Montebello 503 297 59.0% 200 97

Los Angers Monterey Park 1,141 392 34.4% 132 260

Los Angeles Norwalk 297 70 23.6% 87 -17

Los Angeles Palmdale 17,910 4,174 23.3% 3,445 729

Los Angeles Palos Verdes 
Estates 72 35 48.6% 58 -23

Los Angeles Paramount 1,016 67 6.6% -23 90

Los Angeles Pasadena 2,869 3,404 118.6% 950 2,454

Los Angeles Pico R'vera 855 79 9.2% 23 56

Los Angeles Pomona 3,678 447 12.2% 106 341

Los Angeles Rancho palos 
Verdes 60 226 376.7% 56 170

Los Angeles Redondo Beach 2,234 560 25.1% 335 225

Los Angeles Rolling Hills 22 19 86.4% 19 0

Los Angeles Rolling Hills 
Estates 26 96 369 2% 63 33

Los Angeles Rosemead 780 214 27.4% 282 -68
Los Angeles San Dimas 625 235 37.6% -13 248
Los Angeles San Fernando 251 280 111.6% 230 50
Los Angeles San Gabriel 827 178 21.5% 276 -98
Los Angeles San Marino 26 17 65.4% 7 10
Los Angeies Santa Clarita 9,599 14,029 146.2% 10,779 3,250
Los Angeles Santa Fe Springs 461 310 67.2% 149 161

Los Angeles Santa Monica 661 2,375 359 3% 41 2,334

Los Angeles Sierra Madre 138 113 81.9% 108 5

Los Angeles Signal Hill 221 256 115.8% 121 135

Los Angeles South El Monte 201 95 47.3% 133 -38
Los Angeles South Gate 1,314 -6 -0.5% 753 -759
Los Angeles South Pasadena 166 142 85 5% '3 145

Los Angeles Temple City 986 203 20.6% 224 -21

Lcs Angeles Torrance 1,828 1,221 66.8% 94 1,127

Los Angeles Vernon 0 3 NA 3 0

Los Angeles Walnut 587 303 51.6% 307 -4

Los Angeles West Covina 2,462 109 4.4% 134 -25

Los Angeles West Hollywood 584 756 129.5% 221 535
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Exhibit B2: 4,h Cycle Housing Element RHNA Compared to Production
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Lcs Angeles Westlake Village 52 o 0.0% 42 -42

Los Angeles Whittier 891 315 35.4% -5 320

Los Angeles Unincorporated
County 54,153 -2,345 -4.3% -2,637 292

Orange ALL
JURISDICTIONS 82,332 45,846 55.7% 22,896 22,950

Orange Aliso Viejo 919 1,014 110.3% 745 269
Orange Anaheim 9,498 4,854 51.1% 1,003 3,851

Orange Brea 2,048 1,382 67.5% 854 528

Orange Buena Park 676 678 100.3% 296 382

Orange Costa Mesa 1,682 1,574 93.6% 651 923

Orange Cypress 451 21 4.7% 57 -36

Orange Dana Point 68 101 148.5% 279 -178

Orange Fountain Valley 467 451 96.6% 174 277

Orange Fullerton 1,909 1,073 56.2% 863 210

Orange Garden Grove 560 527 94.1% 21 506

Orange Huntington Beach 2,092 2,062 98.6% 481 1,581

Orange Irvine 35,660 19,703 55.3% 7,995 11,708
Orange La Habra 257 318 123.7% 272 46

Orange La Palma 16 55 343.8% 91 -36

Orange Laguna Beach 30 -56 -186.7% 137 -193

Orange Laguna Hills 8 -37 -462.5% 193 -230
Orange Laguna Niguel 356 508 142.7% 624 -116
Orange Laguna Woods 135 -183 -135.6% 14 -197

Orange Lake Forest 29 592 2041.4% 512 80
Orange Los Alamitos 41 41 100.0% 115 -74
Orange Mission Viejo 147 445 302.7% 295 150
Orange. Newport Beach 1,784 1,469 82.3% 768 701
Orange Orange 5,079 1,449 28.5% 691 758
Orange Placentia 97 505 520.6% 253 252

Orange Rancho Santa 
Margarita 123 362 294.3% 4 358

Orange San Clemente 584 238 40.8% 376 -138

Orange San Juan 
Capistrano 1,063 508 47.8% 454 54

Orange Santa Ana 3,394 1,616 47.6% 943 673
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

■nan
H

Orange Seal Beach 57 39 68.4% -193 232

Orange Stanton 544 219 40.3% 183 36

Orange Tustin 2,381 1,958 82.2% 1,164 794

Orange Villa Park 11 4 36.4% 4 0

Orange Westminster 147 331 225.2% -124 455

Orange Yorba Linda 2,039 1,357 66.6% 1,178 179

Orange Unincorporated
County 7,980 668 8.4% 1,523 -855

Riverside ALL
JURISDICTIONS

174,705 92,635 53.0% 77,877 14,758

Riverside Banning 3,841 353 9.2% 215 138

Riverside Beaumont 7,071 5810 82.2% 5606 204

Riverside Blythe 778 164 21.1% 106 58

Riverside Calimesa 2,271 299 13.2% 328 -29

Riverside Canyon Lake 100 118 118.0% 93 25

Riverside Cathedral City 3,329 352 10.6% 441 -89

Riverside Coachella 5,733 2314 40.4% 2076 238

Riverside Corona 3,307 2702 81.7% 1371 1331

Riverside Desert Hot Springs 9,924 1833 18.5% 1371 462

Riverside Eastvale 1,549 1354 87.4% 1354 0

Riverside Hemet 11,243 2209 19.6% 1941 268

Riverside Indian Wells 244 354 145.1% 386 -32

Riverside Indio 4,143 6515 157.3% 6259 256
Riverside Jurupa Valley New City 194 NA 194 0
Riverside La Quinta 4,326 3968 91.7% 3095 873
Riverside Lake Elsinore 5,589 5047 90.3% 3972 1075
Riverside Menifee 2,734 2443 89.4% 2071 372
Riverside Moreno Valley 7,475 4954 66.3% 3078 1876

Riverside Murrieta 6,303 3448 54.7% 2457 991

Riverside Norco 949 82 8.6% 62 20
Riverside Palm Desert 4,586 3309 72.2% 2278 1031
Riverside Palm Springs 2,261 1815 80.3% 2111 -296
R:verside Perris 4,162 3763 90.4% 3392 371

Riverside Rancho Mirage 3,208 334 10.4% 396 -62

Riverside Riverside 11,380 4782 42.0% 2999 1783
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Exhibit B2: 4th Cycle Housing Element RHNA Compered to Production

Riverside Sari Jacinto 12,027 2560 21.3% 2486 74
Riverside Temecula 4,G86 5602 137.1% 4028 1574
Riverside Wildomar 1,471 465 31.6% 425 40

Riverside Unincorporated
County 50,615 25492 50.4% 23286 2206

San Bernardino ALL
JURISDICTIONS 107,543 44,843 41.7% 34,370 10,473

San Bernardino Adelanlo 8,423 1,620 19.2% 1,606 14

San Bernardino Apple Valley town 3,886 2,023 52.1% 1,815 208

San Bernardino Rarstow 4,478 193 4.3% -2 195
San Bernardino Big Bear Lake 496 363 73.2% 213 150
San Bernardino Chino 3,045 4,010 131.7% 2,490 1,520
San Bernardino Chino Hills 1,040 1,152 110.8% 549 603
San Bernardino Colton 3,705 246 6.6% 172 74
San Bernardino Fontana 5,699 8,688 152.4% 7,992 696
San Bernardino Grand Terrace 329 211 64.1% 42 169
San Bernardino Hesperia 9,095 3,037 33.4% 2,673 364
San Bernardino Highland 2,156 461 21.4% 492 -31
San Bernardino Loma Linda 2,646 666 25.2% 569 97
San Bernardino Montclair 1,810 1,060 58.6% 448 612
San Bernardino Needles 66 75 113.6% 125 50
San Bernardino Ontario 7,661 1,725 22.5% 284 1,441

San Bernardino Rancho
Cucamonga 1,282 4,674 364.6% 2,606 2,068

San Bernardino Redlands 2,845 580 20 4% 534 46
San Bernardino Rialto 4,323 767 17.7% 482 285
San Bernardino San Bernardino 5,687 940 16.5% 405 535
San Bernardino Twentynine Palms 3,077 704 22.9% 367 337

San Bernardino Upland 1,995 1,315 65.9% 518 797
San Bernardino Victorville 8,6:7 7,022 81.5% 5,886 1,136
San Bernardino Yucaipa 2,047 i.112 54.3% 1,048 64

San Bernardino Yucca Valley 2,509 513 20.4% 383 130

San Bernardino Unincorporated
County 20,626 1,686 8.2% 2,673 -987

Ventura ALL
JURISDICTIONS

26,534 13,567 51.1% 7,811 5,756

Ventura Camarillo 3,340 1,551 46.4% 583 968
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production
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Ventura Fillmore 985 243 24.7% 175 68

Ventura Moorpark 1,617 735 45.5% 688 47

Ventura Ojai 433 59 13.6% 63 -4

Ventura Oxnard 7,093 4,153 58.6% 1,783 2,370

Ventura Port Hueneme 180 198 110.0% 204 -6

Ventura San Buenaventura 4,011 2,017 50.3% 1,416 601

Ventura Santa Paula 2,241 525 23.4% 223 302

Ventura Simi Valley 3,383 1,694 50.1% 922 772
Ventura Thousand Oaks 1,847 1,245 67.4% 882 363

Ventura Unincorporated
County 1,404 1,147 81.7% 872 275

ABAG RHNA 
(1/1/2007-6/30/2014) 214,500 113,810 53.1% 54,356 59,454

Alameda ALL JURISDICTIONS 44,937 21,658 48.2% 11,172 10,486

Alameda Alameda 2,046 427 20.9% 284 143

Alameda Albany 276 -793 -287.3% 116 -909

Alameda Berkeley 2,431 1,364 56.1% 450 914

Alameda Dublin 3,330 5,293 158.9% 3,116 2,177

Alameda Emeryville 1,137 889 78.2% 121 768

Alameda Fremont 4,380 2,836 64.7% 2,131 705

Alameda Hayward 3,393 1,541 45.4% 1,917 -376

Alameda Livermore 3,394 1,157 34.1% 635 522

Alameda Newark 863 10 1.2% 122 -112

Alameda Oakland 14,629 6,430 44.0% 1,149 5,281

Alameda Piedmont 40 40 100.0% -1 41

Alameda Pleasanton 3,277 989 30.2% 333 656

Alameda San Leandro 1,630 301 18.5% 27 274

Alameda Union City 1,944 813 41.8% 571 242

Alameda Unincorporated
County 2,167 361 16.7% 201 160

Contra Costa ALL JURISDICTIONS 27,072 15,478 57.2% 11,170 4,308
Contra Costa Antioch 2,282 1,622 71.1% 1,624 -2
Contra Costa Brentwood 2,705 2,068 76.5% 1,684 384
Contra Costa Clayton 151 74 49.0% 22 52
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

Contra Costa Concord 3,043 562 18.5% 286 276
Contra Costa Danville town 583 341 58.5% 302 39
Contra Costa El Cerrito 431 116 26.9% 77 39
Contra Costa Hercules 453 228 50.3% 10 218
Contra Costa Lafayette 361 309 85.6% 128 181
Contra Costa Martinez 1,060 218 20.6% 103 115
Contra Costa Moraga 234 0 0.0% -90 90
Contra Costa Oakley 775 1,890 243.9% 1,532 358
Contra Costa Orinda 218 208 95.4% 155 53
Contra Costa Pinole 323 94 29.1% 57 37
Contra Costa Pittsburg 1,772 1,297 73.2% 1,308 -11
Contra Costa Pleasant Hill 628 108 17.2% 48 60
Contra Costa Richmond 2,826 601 21.3% 23 578
Contra Costa San Pablo 298 42 14.1% -276 318
Contra Costa San Ramon 3,463 3,473 100.3% 2,539 934
Contra Costa Walnut Creek 1,958 664 33.9% 191 473

Contra Costa Unincorporated
County 3,508 1,563 44.6% 1,447 116

Marin ALL JURISDICTIONS 4,882 1,850 37.9% 2,227 -377

Marin Belvedere 17 -5 29.4% 2 -7
Marin Corte Madera town 244 68 27.9% 18 50
Marin Fairfax town 108 54 50.0% 30 24
Marin Larkspur 382 74 19.4% 147 -73
Marin Mill Valley 292 185 63.4% 183 2
Marin Novato 1,241 355 28 6% 423 -68
Marin Ross town 27 29 107.4% 19 10
Marin Sari Anseimo town 113 48 42.5% 104 -56
Marin San Rafael 1,403 146 10.4% 270 -124
Marin Sausalito 165 37 22.4% 97 -60
Marin Tiburon town 117 16 13.7% 117 101

Marin Unincorporated
County 773 843 109.1% 817 26
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production
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Napa ALL
JURISDICTIONS 3,705 1,456 39.3% ussl 298

Napa American
Canyon 728 413 56.7% 442 -29

Napa Calistoga 94 7 7.4% 32 -25
Napa Napa 2,024 665 32.9% 587 78
Napa St. Helena 121 60 49.6% 50 10
Napa Yountville town 87 63 72.4% 2 61

Napa Unincorporated
County 651 248 38.1% 45 203

San Francisco 
City/County

31,193 19,868 63.7% 4,618 15,250

San Mateo ALL
JURISDICTIONS

15,738 6,611 42.0% 2,492 4,119

San Mateo Atherton town 83 -91 -109.6% -89 -2
San Mateo Belmont 399 99 24.8% 64 35
San Mateo Brisbane 401 97 24.2% 76 21
San Mateo Burlingame 650 82 12.6% 99 -17
San Mateo Colma town 65 -4 -6.2% 13 -17
San Mateo Daly City 1,207 783 64.9% 14 769
San Mateo East Palo Alto 630 49 7.8% 102 -53
San Mateo Foster City 486 301 61.9% 7 294
San Mateo Half Moon Bay 276 152 55.1% 106 46

San Mateo Hillsborough
town 86 134 155.8% 133 1

San Mateo Menlo Park 993 337 33.9% 391 -54

San Mateo Millbrae 452 484 107.1% 75 409
San Mateo Pacifica 275 134 48.7% 127 7

San Mateo Portola Valley 
town 74 39 52.7% 10 29

San Mateo Redwood City 1,856 954 51.4% 258 696
San Mateo San Bruno 973 965 99.2% 30 935
San Mateo San Carlos 599 106 17.7% 29 77
San Mateo San Mateo 3,051 776 25.4% 461 315

San Mateo South San 
Francisco 1,635 949 58.0% 439 510

San Mateo Woodside town 41 65 158.5% 68 -3

San Mateo Unincorporated
County 1,506 200 13.3% 79 121
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Exhibit B2: 4,h Cycle Housing Element RHNA Compared to Production

Santa Clara ALL
JURISDICTIONS 60,338 33,399 55.4% 12,425 20,974

Sants Clara Campbell 892 789 88-5% 741 48
Santa Clara Cupertino 1,170 442 37.8% 141 301
Santa Clara Gilroy 1,615 1,313 81.3% 1,191 122
Santa Clara Los Aitos 317 365 115.1% 134 231
Santa Clara Los Altos Hills 81 133 164.2% 137 -4
Santa Clara Los Gatos town 562 567 100.9% 332 235
Santa Clara Milp'tas 2,487 2,446 98.4% 855 1,591
Santa Clara Monte Sereno 41 28 68.3% 52 24
Santa Clara Morgan Hill 1,312 1,327 101.1% 1,200 127
Santa Clara Mountain View 2,599 1,437 55.3% 1,072 365
Santa Clara Palo Alto 2,860 1,068 37.3% 481 587
Santa Clara San Jose 34,721 23,149 66,7% 8,318 14,831
Santa Clara Santa Clara 5,873 1,712 29.2% 605 1,107
Santa Clara Saratoga 292 88 30.1% 20 68
Santa Clara Sunnyvale 4,426 2,594 58.6% 1,239 1,355

Santa Clara Unincorporated
County 1,090 -4,059 -372.4% -4,093 34

Solano ALL
JURISDICTIONS 12,985 4,867 37.5% 4,005 862

Solano Benicia 532 128 24.1% 37 91
Solanc Dixon 728 252 34.6% 58 194
Solano Fairfield 3,796 1,187 31.3% 1,388 -201
Solano Rio Vista 1,219 617 50.6% 652 -35
Solano Suisun City 610 445 73.0% 296 149
Solano Vacaville 2,901 1,561 53.8% 1,524 37
Solano Vallejo 3,100 545 17.6% 145 690

Solano Unincorporated
County 99 132 133.3% 195 -63

Sonoma ALL
JURISDICTIONS 13,650 8,623 63.2% 5,089 3,534

Sonoma C overdate . 417 76 18.2% 82 -6
Sonoma Cotati 257 57 222% -45 102
Sonoma Healdsburg 331 259 78.2% 193 66
Sonoma Petaluma 1,945 1,085 55.8% 586 499
Sonoma Rohnert Park 1 554 161 10.4% -63 224

California's Housing Future: Challenges And Opportunities
January 2107 Draft

11



Exlvbit B2: 4th Cycle Housing Element RHNA Compared to Production

IgU
Sonoma Santa Rosa 6,534 4,055 62 1% 2,313 1,742
Sonoma Sebastoool 176 114 64 8% 124 -10
Sonoma Sonoma 353 255 72.2% 105 150
Sonoma Windsor town 719 332 46.2% 193 139

Sonoma Unincorporated
County 1,364 2,229 163.4% 1,601 628

SACOG RHNA 
(1/1/2006-6/30/2013) 118,652 56,234 47.4% 42,597 13,637

El Dorado ALL
JURISDICTIONS

8,650 5,360 62.0% 4,606 754

El Dorado Placerville 388 86 22.2% 135 -49
El Dorado South Lake Tahoe 218 502 230.3% 289 213

El Dorado Unincorporated
County 8,044 4,772 59.3% 4,182 590

Placer ALL
JURISDICTIONS 28,019 15,897 56.7% 13,268 2,629

Placer Auburn 307 285 92.8% 213 72
Placer Colfax 69 91 131.9% 51 40
Flacer Lincoln 10,095 3,597 35 6% 3,232 365
Placer Loomis town 148 42 28.4% 26 16
Placer Rocklin 2,238 2,367 105.8% 2,048 319
Placer Rosevi e 8,933 6,389 71.5% 5,068 1,321

Placer Unincorporated
County 6,229 3,126 50 2% 2,630 496

Sacramento ALL
JURISDICTIONS

59,094 26,965 45 6% 18,213 8,752

Sacramento Citrus Heights 262 -149 -56.9% -346 197

Sacramento Elk Grove 11,314 6,687 59.1% 4,627 2,060
Sacramento Folsom 3,601 2,475 68 7% 1,363 1,112
Sacramento Galt 635 440 693% 544 -104
Sacramento Isleton 77 21 27.3% 15 6
Sacramento Rancho Cordova 10,395 3,622 34.8% 3,489 133
Sacramento Sacramento 17,650 9,435 53.5% 5,649 3,786

Sacramento Unincorporated
County 15,160 4.434 29.2% 2,872 1,562

Sutter
ALL

JURISDICTIONS 5,678 1,566 27.6% 1,112 454

Sutter Live Oak 625 414 66.2% 370 44
Sutter Yuba City 4,740 1,279 27.0% 911 368
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

Sutter Unincorporated
County 313 -127 -40.6% -169 42

Yolo ALL
JURISDICTIONS

9,522 3,941 41.4% 3,446 495

Yolo Davis 498 546 109.6% 480 66

Yolo West Sacramento 5,347 2,237 41.8% 1,515 722

Yolo Winters 403 125 31.0% -26 151
Yolo Woodland 1,871 1,514 80.9% 1,105 409

Yolo Unincorporated
County 1,403 -481 -34.3% 372 -853

Yuba
ALL

JURISDICTIONS
7,689 2,505 32.6% 1,952 553

Yuba Marysville 137 92 67.2% 85 7

Yuba Wheatland 916 44 4.8% 3 41

Yuba Unincorporated
County 6,636 2,369 35.7% 1,864 505

AM BAG RHNA 
(1/1/2007-6/30/2014)

15,130 2,665 17.6% 1,267 1,398

Monterey ALL
JURISDICTIONS

11,915 1,083 9.1% 236 847

Monterey Carmel-by-the-
Sea 32 28 87.5% 44 -16

Monterey Del Rey Oaks 150 5 3.3% 5 0
Monterey Gonzales 689 17 2.5% -13 30
Monterey Greenfield 538 240 44.6% 92 148

Monterey King City 571 220 38.5% 109 111
Monterey Marina 1,913 -317 -16.6% -372 55
Monterey Monterey 657 81 12.3% 17 64
Monterey Pacific Grove 120 39 32.5% -36 75
Monterey Salinas 4,076 747 18.3% 109 638
Monterey Sand City 120 65 54.2% 4 61
Monterey Seaside 598 -52 -8.7% -123 71
Monterey Soledad 897 286 31.9% 173 113

Monterey Unincorporated
County 1,554 -276 -17.8% 227 -503

Santa Cruz
ALL

JURISDICTIONS
3,215 1,582 49.2% 1,031 551

Santa Cruz Capitola 143 48 33.6% -43 91
Santa Cruz Santa Cruz 672 506 75.3% 584 -78
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production
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Santa Cruz Scotts Valley 188 80 42.6% 113 -33
Santa Cruz Watsonville 923 156 16.9% 3 153

Santa Cruz Unincorporated
County 1,289 792 61.4% 374 418

San Benito COG RHNA 
(1/1/07-6/30/14) 4,754 499 10.5% 261 238

San Benito Hollister 3,050 318 10.4% 94 224
San Benito San Juan Bautista 49 25 51.0% 14 11

San Benito Unincorporated
County 1,655 156 9.4% 153 3

Fresno (FCOG) RHNA 
(1/1/06-6/30/13) 52,142 24,970 47.9% 18,776 6,194

Fresno Clovis 15,383 4,590 29.8% 3,913 677
Fresno Coalinga 115 326 283.5% 190 136
Fresno Firebaugh 380 206 54.2% 115 91
Fresno Fowler 551 379 68.8% 322 57
Fresno Fresno 20,967 15,389 73.4% 11,083 4,306
Fresno Huron 476 86 18.1% -2 88
Fresno Kerman 2,425 597 24.6% 396 201
Fresno Kingsburg 1,213 113 9.3% 45 68
Fresno Mendota 359 385 107.2% 223 162
Fresno Orange Cove 781 259 33.2% 121 138
Fresno Parlier 640 384 60.0% 193 191
Fresno Reed ley 1,350 768 56.9% 621 147
Fresno San Joaquin 200 721 360.5% 624 97
Fresno Sanger 2,351 85 3.6% 28 57
Fresno Selma 2,167 239 11.0% 273 -34

Fresno Unincorporated
County 2,784 443 15.9% 631 -188

Kern (KCOG) RHNA 
(1/1/2006-6/30/2013) 41,640 26,578 63.8% 19,824 6,754

Kern Arvin 532 745 140.0% 485 260
Kern Bakersfield 27,252 14,259 52.3% 11,406 2,853
Kern California City 407 1,279 314.3% 1,138 141
Kern Delano 1,817 836 46.0% 436 400
Kern Maricopa 16 4 25.0% 2 2
Kern McFarland 775 373 48.1% 406 -33
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Exhibit B2: 4^ Cycle Housing Element RHNA Compared to Production

IT
||jjg|

Kern Ridgecrest 379 619 163 3% 449 173
Kern Shatter 502 601 119.7% 399 202
Kern Taft 62 6 9.7% 47 -41
Kern Tehachapi 454 436 96.0% 374 62
Kern Wasco 858 679 79.1% 419 260

Kern Unincorporated
County 8,586 6,741 78.5% 4,263 2,478

Butte (BCAG) RHNA 
(1/172007-6/30/2014)

13,944 3,601 25.8% 2,342 1,259

Butte Biggs 155 19 12.3% 26 -7
Butte Chico 5,716 3,105 54.3% 2,212 893
Butte Grid ey 1,068 183 17 1% 149 34
Butte Oroville 2,363 351 14.9% 259 92
Butte Paradise town 1,240 187 15.1% 18 169

Butte Unincorporated
County 3,402 -244 -7.2% -322 78

Humboldt (H 
(1/1/2007

COAG) RHNA 
-6/30/2014)

• 4,747 2,332 49.1% 1,523 809

Humboldt Areata 811 317 39.1% 168 149
Humboldt Blue Lake 20 10 50.0% -7 17
Humboldt Eureka 880 122 13.9% 135 -13
Humboldt Ferndale 52 10 19.2% 3 7
Humboldt Hartuna 586 178 30.4% 43 135
Humboldt Rio Dell 138 7 5.1% 0 7
Humboldt Trinidad 11 5 45.5% -4 9

Humboldt Unincorporated
County 2,249 1,683 74.8% 1,185 498

I Kings (KCAG) RHNA
(1/1/2007-6/30/2014) 11,489 2,664 23.2% 2,138 526

Kings Avenal 711 96 13.5% 59 37
Kings Corcoran 905 208 23.0% 170 38
Kings Hanford 5,758 1,448 25.1% 1,180 268
<;ngs Lemoore 3,021 728 24.1% 676 52

Kings Unincorporated
County 1,094 184 16.8% 53 131

Lake (Lake A PC) RHNA 
(1/1/2007-6/30/2014)

5,505 1,012 13.4% 633 379

Lake Clearlake 1,228 286 23.3% 61 225
Lake Lakeport 430 91 21.2% 27 64
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Exhibit B2: 4t'1 Cycle Housing Element RHNA Compared to Production
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Lake Unincorporated
County 3,847 635 16.5% 545 90

Mendocino
(1/1/2007

(MCOG) RHNA 
-6/30/2014) 3,495 1,214 34.7% 1,053 161

Mendocino Port Bragg 256 69 27.0% 77 -8
Mendocino Point Arena 19 -1 -5.3% 4 -5
Mendocino Ukiah 459 74 16.1% 27 47
Mendocino Will its 209 50 23.9% 48 2

Mendocino Unincorporated
County 2,552 1,022 40.0% 897 125

Merced (MCAG 
6/3C

RHNA (1/1/2007
1/2014)

16.583 2,065 12.5% 1,318 747

Merced Atwater 2,381 265 11.1% 87 178
Merced Dos Palos 185 40 21.6% 15 25
Merced Gustine 2 02 54 26.7% 65 -11
Merced Livingston 375 272 72.5% 241 31
Merced Los Banos 3,000 402 13.4% 283 119
Merced Merced 3,076 366 11.9% 67 299

Merced Unincorporated
County 7,364 666 9.0% 560 106

San Joaquin (SJCOG) RHNA 
(1/1/07-6/30/14) 38,219 11,215 29 3% 9,775 1,440

San Joaquin Escalon 495 108 21.8% 121 -13
San Joaquin Lathrop 1,326 1.028 77.5% 1,026 2
San Joaquin Lodi 3,892 293 7.5% 77 216
San Joaquin Manteca 4,053 3,097 76.4% 2.910 187
San Joaquin Ripon 951 406 42 7% 298 108
San Joaquin Stockton 16,540 2,548 15.4% 2,116 432
San Joaquin Tracy 4,887 593 12.1% 263 330

San Joaquin Unincorporated
County 6,075 3,142 51.7% 2,964 178

San Luis Obispo (SLOCOG) RHNA 
(1/1/07-6/30/14) 4,885 6,192 126.8% 4,356 1,836

San Luis 
Ooispo Arroyo Grande 362 263 72.7% 216 47

San Luis 
Obispo Atascadero 462 856 185.3% 602 254

San Luis 
Obispo El Paso De Robles 646 462 71.5% 322 140

San Lu;s 
Obisoo Grover Beach 193 101 52.3% 53 48
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Exhibit B2 4tP Cyde Housing Element RHNA Compared to Production

San Luis 
Obispo Morro Bay 180 31 17.2% * ' 69 38

San Luis 
Obispo Pismo Beach 157 73 46 5% 22 51

San Luis 
Obispo San Luis Obispo 1,590 672 42.3% 315 357

San Luis 
Obispo

Unincorporated
County 1,295 3,734 288 3% 2,757 977

Santa Barbara (SBCAG) RHNA 
(1/1/07-6/30/14) 11,601 4,076 35.1% 1,436 2,640

Santa Barbara Buellton 278 44 15 8% 51 -7
Santa Barbara Carpinteria 305 159 52.1% 25 134
Santa Barbara Goleta 1,641 335 204% -282 617
Santa Barbara Guadalupe 88 86 97.7% 53 33
Santa Barbara Lompoc 516 454 83 0% 191 263
Santa Barbara Santa Barbara 4,388 795 18.1% 433 362
Santa Barbara Santa Maria 3,200 1,148 35.9% 776 372
Santa Barbara Solvang 171 150 87.7% 98 52

Santa Barbara Unincorporated
County 1,014 905 89.3% 91 814

Stanislaus (StanCOG) RHNA 
(1/1/07-6/30/14) 25,601 4,345 17.0% 2,967 1,378

Stanislaus Ceres 1,819 548 30.1% 445 103
Stanislaus Hughson 282 270 95.7% 242 28
Stanislaus Modesto 11,130 1,292 11.6% 379 913
Stanislaus Newman 421 250 59.4% 151 99
Stanislaus Oakdale 983 787 80.1% 825 -38
Stanislaus Patterson 686 212 30 9% 143 69
Stanislaus Riverbank 894 425 47.5% 331 94
Stanislaus Turlock 3,461 948 27.4% 885 63
Stanislaus Waterford 357 83 23.2% 35 48

Stanislaus Unincorporated
County 5.568 •470 -8.4% -469 -1

Tulare (TCAG) RHNA 
(1/1/2007-6/30/2014)

35,087 10,554 30.1% 8.104 2,450

Tulare Dinuba 1,087 1100 101.2% 828 272
Tulare Exeter 781 48 6.1% 31 17
Tulare Farmersville 556 170 30.6% 82 88
Tulare Lindsay 394 384 97.5% 190 194

California's Housing Future. Challenges And Opportunities
January 2107 Draft

17



Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

HI

Tulare Porterville 5,474 17.6% 730 235
Tulare Tulare 5,643 1961 34.8% 1614 347
Tulare Visalia 13,835 4666 33.7% 3749 917
Tulare Woodlake 282 211 74.8% 102 109

Tulare Unincorporated
County 7,035 1049 14.9% 778 271

Alpine RHNA 
(1/1/2007-6/30/2014) 68 86 126.5% 36 50

Alpine County
Unincorporated

County 68 86 126.5% 36 50

Amador RHNA 
(1/1/2007-6/30/2014)

2,171 679 31.3% 622 57

Amador Amador City 13 3 23.1% 4 -1
Amador lone 228 236 103.5% 251 -15
Amador Jackson 261 99 37.9% 53 46
Amador Plymouth 67 -12 -17.9% -5 -7
Amador Sutter Creek 189 17 9.0% 3 14

Amador Unincorporated
County 1,413 336 23.8% 316 20

Calaveras RHNA 
(1/1/2007-6/30/2014) 2,545 1,227 48.2% 1,156 71

Calaveras Angels 201 93 46.3% 89 4

Calaveras Unincorporated
County 2,344 1,134 48.4% 1,067 67

Colusa RHNA 
(1/1/2007-6/30/2014) 1,893 362 19.1% 160 202

Colusa Colusa 523 216 41.3% 118 98
Colusa Williams 468 137 29.3% 80 57

Colusa Unincorporated
County 902 9 1.0% -38 47

Del Norte RHNA 
(1/1/2007-6/30/2014) 1,883 256 13.6% 156 100

Del Norte Crescent City 314 10 3.2% 13 -3

Del Norte Unincorporated
County 1,569 246 15.7% 143 103

Glenn RHNA 
(1/1/2007-6/30/2014) 2,216 404 18.2% 328 76

Glenn Orland 621 294 47.3% 208 86
Glenn Willows 487 19 3.9% 55 -36

Glenn Unincorporated
County 1,108 91 8.2% 65 26
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

PI
Inyo RHNA 

(1/1/2007-6/30/2014) 567 118 20.8% 41 77

Inyo Bishop 110 24 21.8% -24 48

Inyo Unincorporated
County 457 94 20.6% 65 29

Lassen RHNA 
(1/1/2007-6/30/2014) 2,038 78 3.8% 82 -4

Lassen Susanville 705 49 7.0% 105 -56

Lassen Unincorporated
County 1,333 29 2.2% -23 52

Madera RHNA 
(1/1/07-6/30/14)

17,147 1,752 10.2% 1,402 350

Madera Chowchilla 1,375 557 40.5% 331 226
Madera Madera 6,298 1,064 16.9% 987 77

’ Madera Unincorporated
County 9,474 131 1.4% 84 47

Mariposa RHNA 
(1/1/2007-6/30/2014)

1,084 455 42.0% 364 91

Mariposa
County

Unincorporated
County 1,084 455 42.0% 364 91

Modoc RHNA 
(1/1/2007-6/30/2014) 140 137 97.9% 129 8

Modoc Alturas 41 5 12.2% -3 8

Modoc Unincorporated
County 99 132 133.3% 132 0

Mono RHNA 
(1/1/2007-6/30/2014)

571 472 82.7% 38 434

Mono Mammoth Lakes 
town 279 248 88.9% -175 423

Mono Unincorporated
County 292 224 76.7% 213 11

Nevac
(1/1/07

a RHNA 
-6/30/14)

5,472 2,470 45.1% 2,065 405

Nevada Grass Valley 1,094 193 17.6% -27 220
Nevada Nevada City 131 53 40.5% 27 26
Nevada Truckee 1,259 1,040 82.6% 905 135
Nevada Unincorporated 2,988 1,184 39.6% 1,160 24

Plumas RHNA 
(1/1/2007-6/30/2014)

177 569 321.5% 491 78

Plumas Portola 25 23 92.0% 34 -11

Plumas Unincorporated 152 546 359.2% 457 89
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Exhibit B2: 4th Cycle Housing Element RHNA Compared to Production

Shasta RHNA 
(1/1/2007-6/30/2014) 13,005 2,146 16.5% 1,449 697

Shasta Anderson 767 269 35.1% 89 180
Shasta Redding 7,538 1,386 18.4% 975 411
Shasta Shasta Lake 742 -25 -3.4% -12 -13

Shasta Unincorporated
County 3,958 516 13.0% 397 119

Sierra RHNA 
(1/1/07-6/30/14) 145 42 29.0% 44 -2

Sierra Loyalton 21 -4 -19.0% -3 -1

Sierra Unincorporated
County 124 46 37.1% 47 -1

Siskiyou RHNA 
(1/1/2007-6/30/2014) 720 495 68.8% 215 280

Siskiyou Dorris 13 4 30.8% 4 0
Siskiyou Dunsmuir 29 -21 -72.4% -40 19
Siskiyou Etna 12 1 8.3% 4 -3
Siskiyou Fort Jones 10 6 60.0% 6 0
Siskiyou Montague 25 -8 -32.0% -30 22
Siskiyou Mount Shasta 58 15 25.9% -26 41
Siskiyou Tulelake 15 -5 -33.3% -4 -1
Siskiyou Weed 47 -179 -380.9% -115 -64
Siskiyou Yreka 117 134 114.5% -6 140

Siskiyou Unincorporated
County 394 548 139.1% 422 126

Tehama RHNA 
(1/1/2007-6/30/2014) 3,520 1,128 32.0% 968 160

Tehama Corning 411 81 19.7% 13 68
Tehama Red Bluff 878 136 15.5% 94 42
Tehama Tehama 25 -1 -4 0% -6 5

Tehama Unincorporated
County 2,206 912 41.3% 867 45

Trinity Cy RHNA 
(1/1/2007-6/30/2014) 750 280 37.3% 161 119

Trinity
Unincorporated

County 750 280 37.3% 161 119

Tuolumne RHNA 
(1/1/2007-6/30/2014) 2,827 685 24.2% 562 123

Tuolumne Sonora 246 31 12.6% 0 31

Tuolumne Unincorporated
County 2,581 654 25.3% 562 92
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Exhibit B3: Executive Summary from
The White House Housing Development Toolkit
The fuil "White House Housing Development Too kit" was published September 2016. It is 
ava'lable to download here:
https://www.whitehouse.QOv/sites/whitehouse.aov/files/ maaes/Housing Development Toolkit 
%20f.2.pdf

Executive Summary

Over the past three decades, local barriers to housing development have intensified, 
particularly in the high-growth metropolitan areas increasingly fueling the national economy. 
The accumulation of such barriers - including zoning, other land use regulations, and engthy 
development approval processes - has reduced the abi ity of many housing markets to 
respond to growing demand. The growing severity of undersupplied housing markets is 
jeopardizing housing affordability for working families, increasing income inequality by 
reducing less-skiilea workers’ access to high-wage labor markets, ana stifling growth domestic 
product (GDP) growth by driving labor migration away from the most productive regions. By 
modernizing their approaches to housing development reguiat:on, states and loca ities can 
restrain unchecked housing cost growth, protect homeowners, and strengthen the r 
economies.

Locally-constructed barriers to new housing development include beneficial environmental 
protect'ons, but aiso laws plainly designed to exclude mu!tifam:ly or affordable housing Loca 
policies acting as barriers to housing supply include land use restrictions that make 
developable land much more costly than it is inherently, zoning restrictions, off-street parking 
requirements, arbitrary or antiquated preservation regulations, res'dential conversion 
restrictions, and unnecessarily slow permittng processes. The accumulation of these barriers 
has reduced the abi ity of many housing markets to respond to growing demand

Accumulated barriers to housing development can result in significant costs to households, 
local economies, and the environment

• Housing production has not been able to keep up w:th demana in many localities, 
impacting construction and other related jobs, limiting the requisite growth in 
population needed to sustain economic growth, and limiting potentia' tax revenue 
gains.

• Barriers to housing development are exacerbating the housing affordability crisis, 
particu arty in regions with high job growth and few rental vacancies.
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• Significant barriers to new housing Development can cause working families to be 
pushed out of the job markets with the best opportunities for them, or prevent them 
from moving to regions with higher-paying jobs and stronger career tracks. Excess've 
barriers to housing development result in increasing drag on national economic growth 
and exacerbate income inequality.

• When new housing development is limited region-wide, and particularly prec uded in 
neighborhoods with political capita to implement even stricter local barriers, the new 
housing that does get built tends to be disproportionally concentrated in low-income 
communities of color, causing Displacement and concerns of gentrification in those 
neighborhoods. Rising rents region-w'de can exacerbate that displacement.

• The long commutes that result from workers seeking out affordable housing far from 
job centers place a drain on their families, their physical and menta we l-being, and 
negatively impact the environment through increased gas emissions.

• When rental and production costs go up, the cost of each unit of housing with pubhc 
assistance increases, putting a strain on already insufficient pub ic resources for 
affordable housing, and causing existing programs to serve fewer households.

• Modernizea housing regulation comes with signifeant benefits

• Housing regu ation that a lows suppiy to respond elastically to demand helps cities 
protect homeowners and home values while maintaining housing affordability.

• Regions are better able to compete in the modern economy when their housing 
development is a 'oweo to meet ocal needs.

• Smart housing regulation optimizes transportation system use, reduces commute times, 
and increases use of public transit, biking and walking.

• Modem approaches to zoning can also reduce economic and racial segregation, as 
recent research shows that strict and use regulations drive income segregation of 
wealthy residents.

Cities and states across the country are interested in revising their often 1970s-era zoning 
codes and housing permitting processes, and increasingly recognize that updating local land 
use policies cou d lead to more new housing construction, better leveraging of limited financia 
resources, and increased connectivity between housing to transportation, jobs and amenities.

This toolkit highlights actions that states and local jurisdictions have taken to promote healthy, 
responsive, affordable, high opportunity housing markets, including-

• Establishing by-right development

• Taxing vacant land or donate it to non-profit developers

• Streamlining or shortening permitting processes and timelines
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• Eliminate off-street parking requirements

• A lowing accessory dwelling units

• Establishing density bonuses

• Enacting high-density and multifamily zoning

• Employing inclusionary zoning

• Establishing development tax or value capture incentives

• Using property tax abatements
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Appendix C: Housing and Community 
Development Production, Preservation, and 
Financial Assistance Programs
California prov des affoidable housing opportun ties in two ways: indirectly through land use 
planning tools and policies (as described in Appendix B) and through direct financing us ng a 
variety of federal, State and 'oca' sources. Direct funding supports construction of new 
affordable housing or support ve housing (housing coupled with services to help people 
remain stably housed), as well as preservation of existing affordable housing. Direct funding 
can also provide financial assistance d rect y to renters and owners through a variety of federal. 
State and local sources

Because public funding for affordable housing is limited and the need is substantial, pub ic 
investments in housing must be carefully largeted. California and its voters have provided 
funding for affordable housing through voter-approved bond measures (nearly $5 billion over 
the last 1S years), State Genera Fund appropriations, and localities taxing themselves to raise 
funding for affordable housing. California has, however, lacked a State-level, ongoing, and 
sustainab e non-Gcneral Fund revenue source for housing. The high cost of housing 
construction also impedes how far the State and :oca! investments can go to provide suffic ent 
affordable housing

What Is "Affordable Housing"?
Affordab e housing is generally consiaereo housing that is 
affordable to, and reserved for, lower-income households for 
a period of time. While State afforcable-hcusing production 
and preservat:on programs have different requirements, all 
have affordability provisions that require the development 
maintain affordab e rents for a minimum time period, 
commonly 55 years for multifamily renta' housing. These 
properties are sometimes referred to as regulated, "deed- 
restricted/ "rent-restricted," or "subsidized" affordable 
homes to distinguish them from market-rate affordable 
housing that charges a rent affordable to lower-income 
households, but has no guaranteed affordability for 
future years. Market-rate affordable housing can result from 
various conditions. For example, location in a lower-demand 
area or neighborhood, or substandard living conditions can 
lower the cost of market-rate housing to an "affordable" 
rent. However, in these areas, new development is often
limited because low rents prevent investors from recouping the costs of development.

Appendix C; Housing and Community Development Production, Preservation, and Financial
Assistance Programs

Income Category Definitions

Aoove Moderate-Income: 121% 
Area Median Income and 
Above

Moderate-Income: 31-120% 
Area Median Income

Low-Incone. 51-80% Area 
Median Income

Very Low-Income: 31-50% Area 
Median Income

Extremely Low-Income: 0-30% 
Area Median Income
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Owners of deed-restricted, affordab'e, multifamily housing set rents based on the affordability 
agreements made with the various housing agencies that provided funding to the 
development. For example, the affordability agreement may require 90 percent of the units to 
serve ow-income renters and 10 percent of the units to serve extremely low-income renters. 
The owner w:ll house residents that meet the income limits associated with those requirements 
and set rent no greater than 30 percent of those income limits.

Collecting ower rents means these developments have lower operating :ncome over t me than 
simi.ar market-rate properties. Consequently, the development must ensure that the 
combination of upfront initial funding investments and operating subsidies cover the 
maintenance and operations for the long term. For those developments that serve the lowest- 
income populations, those househo'ds that are most in need and least likely to be served by 
the market, the rents must be set extremely low. In these cases, more per unit investment is 
required for the deve operto sufficiently manage the property, and all other development 
criteria held equal, the same amount of funding will cover fewer units.

Often affordable housing programs also require additional components that meet State pol'cy 
goals beyond affordable housing, such as public health, supportive services that keep people 
stably housed, energy-efficiency requirements above existing code, and accessibility to jobs, 
transit, and services. These additional components expand the benefits of the development, 
but can add time and cost as well.

Affordable Housing and Community Development Programs Form a 
Complex Framework
Many federal, State, and local housing programs help finance the development of multi- and 
single-family homes affordable to low-income Californians. Other programs provide financia 
assistance directly to renters and homeowners, such as rental assistance from federal Housing 
Choice Vouchers or State first-time homebuyer down-payment assistance. Additionally, 
housing programs often target specific "vulnerable" or "special needs" populations. These can 
include veterans, seniors, persons experiencing homelessness, persons with disabilities, or 
farmworkers.

Due to the high costs of deve opment, funding constraints, and competitive program criteria 
that encourage developers to leverage other funds, rarely does any single housing program 
prov de sufficient resources to fund a complete development. Therefore, developers must 
apply tor, and receive, funding from multiple programs and address each program's 
overlapping policy goals along the way. One multifami y development can easily need five to 
ten funding sources to finance construction and will usual y have a combination of financing 
from State and feaera tax credits, State housing programs, local and donation or other local 
grants, federal housing programs, and private loans from financial institutions Any decline or 
loss of housing funding sources further exacerbates this issue.
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Applying for, and securing, many layers of funding can add substantia ly to the time it takes to 
start production. It also increases the difficulty associated with meeting each program's various 
requ:rements. The State s 2014 Affordable Housing Cost Study found that accessing funding 
from mu:tiple programs did not have a statistically significant impact on cost; however, 
construction delays and operational costs associated with securing multiple sources of funding 
were not included in this analysis. If measured, oe'ays and additional operationa! costs could 
account for substantial cost increases. Scarce resources for housing bring even more attention 
to the need to control costs, and the effect of layering multiple awards, among other issues 
that could impact costs is being examined by the State's housing agencies

The Veterans Housing and Homelessness Prevention program, the Affordable Housing 
Sustainable Communities program, and the No Place Like Home program (described later in 
this appendix) demonstrate a trend that housing programs are increasingly viewed as a 
platform to achieve multiple po icy goals. Increased collaborations across sectors improves 
housing programs through know edge sharing and leveraging of resources, but may add 
complexity to an a ready complex funding model, as those seeking to obtain funding from a 
variety of programs must ensure their development meets each and every program's various 
requirements.

Figure C.1 shows examples of a typical mix of funding sources for affordable housing 
deve opment, and demonstrates the variety of layering that can be needed to bring an 
affordable multifamily development to fruition.

Figure C.1

Sample Funding Mixes for Affordable Muitifamily Developments

State housing tax credits 

Federal housing tax credits

■ Private oank loans

■ Federal HOME funds 

g Local Funds

Federal Home Loan Bank Affordable Housing 
Program- AH P

■ State housing funds e.g Veterans Housing and 
Homeless Prevention Program 
State Mental Health Services Act Housing funds
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Source. Fxamp es based on actual deve opment financing percentages subject to change pr or to Final Statewde Housing Plan as 
more sample developments are reviewed Graphic by HCD
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Multi-Phased Developments and Cross-Program Funding Create Data Barriers

The large number of funding sources needed to complete an affordable housing development 
poses challenges not only for developers applying for funds, but it also makes it difficult to 
evaluate program effectiveness. Complex layering of funding sources, each with its individual 
program criteria and individual program reporting requirements, complicate efforts to measure 
the impact of any one program or effectiveness of the overaT system. As mentioned in Chapter 
1, there are several ongoing efforts to merge data between housing agencies to better 
understand how various sources come together to complete a development, but merging data 
has proven difficu t.

Merging data is complicated because funding can come from different sources across several 
years throughout the development planning process The name, site address, and even 
development details can change based on when the funding is accessed and for what phase of 
a deve opment. For example, a development may have a phase of family units funded through 
10 sources (including housing-funding programs that are administered by cifferent housing 
agencies), and a phase of senior units funded through eight sources with a shared common 
space and parking garage. Perhaps 20 after completion of the development, the operator then 
appl’esfor additional funding to rehabilitate the property. In order to understand the total 
funding, one would need to examine data from all the potential funding sources and link the 
multiple data sources to the one development. However, the various housing agendes that 
administer the housing-funding programs do not currently have an established system for 
finking data together.

Although challenging to create, an interagency, unique identification system would allow 
housing agencies to improve tracking of Ca ifornia's affordable housing portfolio and facilitate 
data sharing across agencies that have provided separate investments into the same 
development. It would also allow for improved cost analysis that could strengthen program 
design in the future.

Affordable Housing Funding
Adding to the complexity of financing affordable housing is the fact that very few sources of 
funding are stable or growing from year-to year despite increasing population. This makes it 
difficult to p an a pipeline of deve opments into the future. Proposrtion 46 a $2.1 billion 
genera1 ob igation bond, and Rroposit:on 1C, a $2.85 billion general obligation bond, helped 
California create and preserve afforcable apartments, urban infill infrastructure, single fami y 
homes and more than 20 other targeted initiatives starting in 2006, but that funding is now 
nearly exhausted, while the State continues to pay annual debt service on the bonds from the 
Genera! Fund, which is estimatea to total $400 mil ion in 2016-17 and $10.7 billion over the life 
of the bonds.
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In 2011, ABx1 26 eliminated the State's redevelopment agencies (RDAs) and replaced them 
with local y organized successor agencies that use the property tax revenue otherwise payable 
to the former RDAs to retire their debts and other legal obligations. The property tax revenue 
remaining after these payments ;s returned to the cit:es, count;es, special districts, and K-14 
schoo s located in the former RDAs' boundaries. Previously 20 percent of RDA funds had been 
mandated for low- and moderate-income housing, however not all cities used their funds fully. 
With the returned property tax revenue, local governments have more flexibility about how to 
spend funds to meet their identified loca needs, but they maintain the option to set aside 
funds for housing. Not all cities have begun this practice, and it is an area of potential 
additional housing funding for Ca ifornia in future years.

However, severe tools have been established by the State to assist jurisdictions. Recent 
leg:sat:on AB 2031 (Bonta), Chapter 2031, Statutes of 2016, established Affordable Housing 
Benefic’ary Districts within the same geographical boundaries of the jurisdiction's RDA 
successor agencies. This law allows a jurisdiction to redirect, its distribution of property tax 
revenue payable to the city or county from the Redevelopment Property Tax Trust Fund to the 
affordable housing beneficiary district for as long as the successor agency is in existence. The 
jurisdict on is then authorized to :ssue bonds against the property tax revenue to provide 
financia assistance for the deve'opment of affordable housing in the form of loans, grants, and 
other incentives.

In addition, Enhanced Infrastructure Financing Districts (ElFDs), enacted via SB 628 in 2014, are 
a relatively new tool that can fund housing, as well as transit priority projects, sustamable 
communities strategies, military base reuse, brownfied restoration and more using tax 
increment increases. They may not redirect property tax revenue from K 14 schools, but can 
provide funding for a wide range of uses similar to RDA, as long as the participating affected 
taxing entities agree to provide their tax increment revenue to the EIFD This too is sti I in its 
early stages so there are no completed ElFDs, but several efforts are in progress throughout 
the State, including in the City of La Verne and in San Diego County.

Furthermore, Community Rev'ta ization and Investment Authorities (CRIA), enacted via AB 2 in 
2015, are another new tool for local governments to fund various types of economic 
revitalization programs including low- and moderate-income housing using tax increment 
increases All taxing entities, except K-14 schools, within the district must elect to have the;r 
tax increment share diverted to the CRIA. At least 25 percent of allocated tax increment 
revenues must be for affordable housing purposes. This toe! is also still ,n its early stages and 
there are no completed CRIAs.

Figure C.2 shows the awards maae from 2003-2015 by the California Department of Housing 
and Community Development (HCD), the California Housing Finance Agency (Ca'HFA), and the 
State Low Income Tax Credit (LIH C) awards made by the Tax Credit Allocation Committee.
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Appendix C: Housing and Community Development Production, Preservation, and Financ'al
Assistance Programs

Figure C.2
State Awards for Affordable Housing Were Unstable 2003-2015

State Housing Awards 2003-2C15 
HCD, CalHFA, State Low Income Housing Tax Credits
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------CalHFA
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Sources: HCD Proposition 46 and 1C Cumu stive Bond Report (netted d sencumbrances). CaiHFA Proposition 46 and 1C funding 
activity data foi single and multifamily develop-nents. 2015 includes addition r.on bond funded Multffsfnily Housing Program, 
Affordable Housing Sustainable Communities, and Veterans Housing and Home essness Prevention program awards. CalHFA 
Mental Health Services Act (MUSA) funding activity data, and additional Ca HFA funding activity data on down payment assistance 
programs for single family homes, The only CalHFA funding activity not listed is for programs funded from CalHFA Mortgage 
Revenue Bonds. Tax Credit Allocation Committee State Low Income Housing Tax Credit (LIHTC) data. All data represents 2003' 
2015.

New State Housing and Homelessness Prevention Funding

There have been several new funoing opportunities tor affordable housing and homelessness 
prevention.

• The creation of the Veterans Housing and Homelessness Prevention (VHHP) Program, 
funded by voter approved Proposition 41, authorizing $600 million in existing bond 
authority to provide muftifamily housing for homeless veterans. The first rouna of 
awards was made in 2015, with $63 million in funding for 17 developments, with 1,221 
affordable units and 566 assisted by VHHP.

• The creation of the Affordable Housing and Sustainable Communities (AHSC) Program, 
which will receive 20 percent of the Greenhouse Gas Reduction Fund (cap-and-trade 
auction revenues) through the life of the Cap-and-Trade program, currently set to run 
through 2020 This program supports transportation, housing and other sustainable 
communities' strategies that reduce greenhouse gas emissions through reduction n 
vehicle miles traveled. Strategies include compact, infil aeve opment near transit, bike 
anes, and complete streets retrofits. The first round of awards for this program was 
made in 2015, with almost $122 million in total funding and almost $94 million for 
affordable housing and housing related infrastructure, leading to more than 2,000 
affordable homes.
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• A one time $100 mil'ion State General Fund allocation to the Multifamily Housing 
Program (MHP) and its supportive housing component MHP-SH in the 2014-2015 
budget. These programs support rental home production and rehabilitation primarily 
serving very-low income households, These funds have now been ful y awarded, 
leading to the development or rehabilitation of more than 1,500 affordable homes. The 
demand for each round of these funding programs far exceeded the supply of funds

• Even more recent y, the No Place Like Home program was created in 2016, which 
addresses homelessness for individuals with mental health needs through the provision 
of permanent supportive housing The 2016-2017 budget included $267 million for 
first year funding, and then will finance a $2 biliion bond secured by a portion of future 
Proposition 63 mental health revenues.

• The 2016-2017 budget also included General Fund allocations for the following 
housing assistance and homelessness prevention programs:

a. Emergency Solutions Grants: $45 million to expand the reach of the Federal 
Emergency Solutions Grant Program; however, $10 million is to be made available 
for the Homeless Youth and Exploitation Program to assist homeless youth in 
exiting street life and provides specialized services to youth Involved in sexually 
exploitive activities

b. CalWORKS Housing Support Program: $12 million ongoing augmentation, for a 
total of $47 mil ion, to provide assistance to eligible families who are home ess or 
at-risk of homelessness.

c. CalWORKS Homeless Assistance: $2.4 million in 2016 2017 and $2.7 mil ion 
annually thereafter, along with a change to allow assistance to be available once 
every 12 months, rather than once-in-a-iifetime, effective January 1, 2017.

d. Supplementa Security Income Outreach: $45 million to increase participat on 
among homeless persons with disabilities who may be eligib e for a disability 
benefits programs.

e. Bringing Families Home: $10 million one-time funding to estab ish a county 
matching grant program to reduce homelessness among families who are part of 
the child welfare system.

f. Community-Based Transitional Housmg Program: $25 mil ion to provide grants to 
communities that support housing that provides treatment and reentry assistance to 
formerly incarcerated individuals.

Although these resources are beneficial, they do not provide a predictable, ongoing funding 
source to target production of workforce housing, permanent supportive housing, or urban 
infill and rural infrastructure :ssues.

Appendix C: Housing and Commuivty Deve'opment Production, Preservation, and Financ a
Assistance Programs
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Appendix C: Housing and Community Development Production, Preservation, and Financial
Assistance Programs

Figure C 3
Chronology of State Direct Assistance for Affordable Housing 

Funding in California

1979—$100 million State appropriation for HCD affordable housing programs

1985— State Housing Trust Fund created (without a dedicated or ongoing source of 
funding).
1986- 87—Federa and State low-income housing tax credit created.
1988-1990—$600 million in generai ODligadon bonds tor State housing programs 
approved by voters through Propositions 77, 84, and 107.

2000-01—$550 million included in the State budget from the General Fund for various 
State housing programs.
2002—$2 1 bi1 ion in general obligation bonds for State housing programs approved 
by voters through Proposition 46.

2006—$2 85 billion in general obligation bonds for State housing programs approved 
by voters through Proposition 1C.

; ) 2014-New Funding for Housing
s $600 million in existing bond authority approved by voters through 
S Proposition 41 to provide multifamily housing for homeless veterans 
^ The State budget requires the allocation of 20 percent of Greenhouse Gas 

Reduction revenues to fund the Affordable Housing Sustainable Communities 
Program, with at least half of the funds for affordable housing. The program is 
set to run through 2020.

^ $100 million investment inciuded in the State budget from the General Fund 
for Multifamiiy Housing Program (MHP) and MHP Supportive Housing

2016-New Funding Addressing Homelessness and Housing Assistance
S No P ace Like Home established with $267 million in first year funding and a 

$2 billion bond to address homelessness among those experiencing mental 
health issues

^ $174.4 million toward homelessness prevention and housing assistance 
programs included in the State budget from the General Fund
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Current State Housing and Community Development Programs

Table C.1 below shows the major State-funded housing and community development 
programs available in 2016, for more detail see Exhibit Cl, Currently, there are also several 
federally funded programs administered by State or local agencies: Federal Low Income 
Housing Tax Credits, Emergency Solutions Grants, Community Development B ock Grants 
(CDBG), Home Investment Partnership Program (HOME), and Housing Opportunities for 
Persons with AIDS. These federal programs are described later in this appendix.

Table C.1
Major State-Funded Housing and Community Development Programs 2016 (Current)

Appendix C: Housing and Community Development Production. Preservation, and Financial
Assistance Programs

Strategic Growth Council with implementation by California 
Department of Housing and Community Development, 
Affordable Housing and Sustainable Communities

$320 million (half of funds 
designated for affordable 
housing)

California Housing Finance Agency (Ca HFA), MyHome
Assistance

$ 176 million

Tax Credit Allocation Committee, State Low Income Housing
Tax Credits

~$100 million

CalHFA and Count'es, Mental Health Services Act (MHSA) $80 million

CalHFA, HCD and California Department of Veterans Affairs, 
Veterans Housing and Homelessness Prevention

$75 million

CalVet, Farm and Home Loan Program $66 million

Department of Social Services (DSS), California Work
Opportunity and Responsibility to Kids (CalWORKS) housing 
Support

$47 million

DSS, CalWORKS Home ess Assistance Program $32 million

DSS, SSI/SSP Outreach to Homeless Ind vidualswith Disabilities $45 million
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-
HCD, State Emergency Solutions Grant Program $35 million

HCD, Housing Related Parks Program $25 million

Department of Finance, Community-Based Transitional Housing 
Program

$25 million

HCD, Mobilehome Park Rehabilitation and Resident Ownership $15 mil ion

DSS, Bringing Families Home Program $10 million

Office of Emergency Services, Homeless Youth and Exploitation 
Program

$12 million

California Department of Corrections and Rehabilitation, 
Integrated Services for Mentally-lll Parolees

$2 million

HCD, No Place Like Home $267 million (Notice of 
Funding Availability 
pending program 
development and bond 
validation)

State Housing and Community Development Program Outcomes 2003-2015

Since the last Statewide Housing Plan in 2000, the majority of State housing and community 
development programs were funded through Propositions 46 (2002) and 1C (2006), which 
together created $4.96 billion in general obligation bonds for housing and housing-related 
infrastructure. Exlrbit C2 shows a sample of awards and outcomes since the last Statewide 
Housing Plan.

Federal Housing Investment in California

Exhibit C3 inc udes a chart descr?b:ng the major affordabie housing programs funded at the 
federal evel in more detail. Federal funding for affordabl£ housing can reach California in a 
variety of ways For example, federal funding can travel through direct a !ocations to California 
entities, such as housing authorities, HCD, or the State I reasurer's Office, which in turn 
distribute funds to loca1 program applicants. Federal programs alternatively distribute funds to
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recipients d'rectly through nationwide competitions. Broadly, these programs work to increase 
the supply of affordable housing by providing tax credits, grants, or loans that lead to 
production or rehabilitation. Programs can also lower the cost of rental housing by providing 
rente assistance that reduces the rent paid by the income-eligible househo'd. which allows the 
property owner to col ect rents that are closer to market-rate levels.

Federa affordable housing funds make up a significant portion of the housing resources in 
California, but many of these sources have been declining in recent years, even as the number 
of severely cost-burdened, low-income renter households has risen (from 1.2 million in 2007 to 
1.7 million in 2014'). Many of the cuts were exacerbated by ‘''sequestration," enacted in March 
2013, where mandatory, automatic cuts went into place for most discretionary federal 
programs. This instability in funding inhibits efforts to address housing challenges in a 
sustained effort and cseters the ability for developers to create a pipeline of affordable housing

Federal Housing Choice Vouchers

Federa Housing Choice Voucher Program is the largest rental assistance program, and, as of 
December 2014, California's allocation of funds provides vouchers for almost 300,000 low 
income households, which's nearly 15,000 fewer vouchers than prior to sequestration cuts.

While Housing Choice Voucher funding has remained relatively stable in recent years, as seen 
in Figure C.4, the program stij experienced a $140 million decline between 2010 and 2015

Figure C.4
Housing Choice Voucher Funding Has Fallen Since 2010

Allocations of Housing Choice Voucher Funding to California 2003-2015 
(adjusted for inflation in 2015 dollars)
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Recently, escalating rents in California is making it more difficult for households with federal 
Housing Choice Vouchers to find homes where they car, use their voucher. Additional y, the 
amount of rent a federal Housing Choice Voucher will cover cannot exceed what HUD 
determines to be Fair Market Rent, (FMR), which, in high-cost areas, can fail significantly be ow 
actual market rent (as shown in Figure C.5), thereby pricing families out altogether. HUD has 
proposed a rule to ca culate FMRs by zip code, which by being more location-specific, could 
provide FMRs that more accurately reflect actual market rents.

Figure C.5
Assistance Is Insufficient to Afford the Median Rent in Many CA Cities
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Section 8 Project-Based Rental Assistance

In addition to Housing Choice Vouchers, HUD provides project-based renta1 assistance 
contracts with owners of multifamily rental housing through the Section 8 Project-Based Rental 
Assistance program. The income eligibility requirements l!m:t occupancy to very low-income 
families (50 percent AMI and below). Originally, the assistance was provided in connection 
with new construction or substantial rehabilitation, but the authority to use project-based rental 
assistance in connection with new commitments ended in 1983. Funding continues to be 
available for the renewal of contracts for units already assisted with project-based Section 8 
renewal assistance. In 2014 California received $981,354,224 for Section 8 Project-Based 
Renta Assistance to fund approximately 100,000 project-based vouchers.iv
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Public Housing

Pub ic housing Oevelopments are overseen and administered by locai housing authorities. 
There are 219 public housing developments in California, with more than 37,000 un;ts.v

The federal government's Public Housing Program is funded through two main streams: (1) the 
Pub’ic Housing Operating Fund, which is intended to cover operating costs that exceed what 
the property collects in rent, and (2) the Public Housing Capital Fund, which funds more 
substantia renovations. Nearly al public housing developments have accumulated large 
unoerlying renovation needs. A 2010 HUD study estimated the total unmet capital needs in 
public housing developments at more than $26 billion nationwide.vi Public Housing received a 
boost of funding m 2009 due to the American Recovery and Reinvestment Act stimulus 
package, but since 2010, pubic housing funding to California has declined 23 percent, from 
almost $266 mil ion to $205 million.

Appendix C: Housing and Community Development Production, Preservation, and Financial
Assistance Programs

Figure C.6
Public Housing Investment Falls After Boost in Stimulus Package

Allocations of Public Housing Funds to California 2003-2015 
(adjusted for inflation in 2015 dollars)
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No funds have been prevideo to build additional public housrng since the mid-1990s, but HUD 
has embarked on several new efforts to aodress existing publ'c housing, inc'uding the Rental 
Assistance Demonstrabon, Choice Neighborhoods, and HOPL VI programs.

Rental Assistance Demonstration (RAD)

The RAD program was created in order to give housing authorities a powerful tool to preserve 
and improve public hous ng properties and address the $26-bi lion-dollar nationwide backlog 
of deferred maintenance. RAD also gives owners of three HUD ' legacy" program (Rent 
Supplement, Rental Assistance Fayment, and Section 3 Moderate Rehab l tabon) the 
opportunity to enter into long-term contracts that facilitate the financing of improvements.
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Choice Neighborhoods

The Choice Neighborhoods Program aims to improve neighborhood assets by requiring 
communities to develop and :mplement a comprehensive neighborhood revitalization strategy. 
Strategies are intended to involve local leaders, res;dents, and stakeholders who are focused 
on replacing distressed public and assisted housing with mixed-income housing and mprove 
educational outcomes through services and support for youth and their families, with the goal 
of attracting additions investment into the communities.

Appendix C: Housing and Community Development Production, Preservation, and Financial
Assistance Programs

HOPE V!

The HOPE VI Program seeks to comp.etely transform existing public housing and lift up 
communities by changing its physical shape, establishing comprehensive services, :ncentivizing 
mixed income communities; and creating partnersh'ps with agencies, ocal governments, 
nonprofit organizations, and private businesses.

Major HUD Affordable Housing and Community Development Grant Programs

HUD allocates four main grant programs directly to larger jurisdictions (known as entitlement 
jurisdictions or participating jurisdictions): the CDBG, HOME Program, Emergency So utions 
Grant Program, and Housing Opportunities for People with AIDS In order to serve smaller 
jurisdictions that may have less capacity to administer funds d:rectly, HUD also provides 
allocations to State agencies that, in turn, make awards to those smaller jurisdictions Federal 
funds allocateo to California for the CDBG and HOME programs have seen substantial 
reductions (51 percent and 66 percent, respectively) resu ting in a huge decline in funding 
available to produce, or substantially rehabilitate, new affordable housing in California.

Figure C.7: HUD Program Allocations to California Declined from 2003-2015
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Federal Housing Tax Credits

The federal Low Income Hous'ng Tax Credit (LIHTC), created in 1986, provides tax incentives 
for private investment in affordable housing. In California, the Feoeral LIHIC Program is under 
the purview of the State Treasurer's Office through the California Tax Credit Al ocation 
Committee (TCAC).

There are two main federal-tax credits that support affordable housing.

• 4-Percent Tax Credits: hese tax credits can only cover up to 30 percent of 
development costs, so significant subsidies are needed to make them usable, however, 
4-percent tax credits are in much greater supply than the 9-percent tax credits and, 
therefore, less competitive. In the last decade California has not accessed the maximum 
available—meaning that this is one program that is actually undersubscribed as 
compared to the total funding available. In recent years the State has undertaken 
revisions to the program to encourage greater use of this funding source.

• 9-Percent Tax Credits: These tax credits can cover up to 70 percent of development 
costs, so they require ess additional funding to be wor kable. As a result, the 9-percent 
tax credit is extremely competitive. High-quality developments may compete year after 
year through several 9-percent tax-credit funding rounds until they receive an award to 
complete their funding package. During this time construction is delayed. Given the 
competitive nature of this program, applicants that apply for 9-percent tax credits are 
asked to meet more requirements than app icants for the less-competitive 4-percent 
program. For examp e, to be competitive, proposed developments must ach.eve 
deeper income targeting (sen/e people with the lowest-income levels) and address 
more policy goa;s.

When the State encourages use of 4-percent tax credits through programs that offer matching 
funds

1) New funding is brought to the State.

2) The 9-percent program experiences iess competition, a lowing developments to wait 
through fewer funding cycles befere receiving a 9 percent award, thus allowing 
construction to begin sooner.

3) The State can also encourage deeper affordabTty for developments using 4-percent 
tax credits. Several current State programs described above (including the Veterans 
Housing and Homelessness Prevention Program and the Affordable Housing and 
Sustainable Communities Program) encourage the use of 4-percent tax credits One of 
HCD's flagship programs, the MHP—previously funded by Propositions 46 and 1C 
housing bonds—is specifically designed to complement 4 percent tax credits Although 
there is no remaining funding from Propositions 46 and 1C to fund MHP, in February 
2016, the program received a one-time General Fund allocation of $50 million.

Appendix C: Housing and Community Development Production, Preservation, and Financial
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Federal housing-tax cred t awards to California have remained relatively stable since 2C03 with 
the exception of a notable increase in 2015, which could possibly be the result of efforts to 
increase 4-percent tax-credit utilization rates.

Figure C.8
Federal Housing Tax Credit Awards to California Declined During Recession; 

However 4-Percent Credits Show Recent Increase

Federal Tax Credit Awards 2003-2015 (adjusted for inflation)
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An Emerging Opportunity: The National Housing Trust Fund

The National Housing Trust Fund was created through the Housing and Econonri'C Recovery 
Act of 2008. "he fund focuses on extremely ana very-low income households, those with the 
greatest rent burdens, and those at-risk cf homelessness. The source for the National Housing 
Trust Fund is dedicated revenue from an assessment on new business at Fannie Mae and 
Freadie Mac. However, in 2008, due to the housing-market crisis, Fannie Mae and Freddie Mac 
were placed into conservatorship oversee" by the Federal Housing Finance Agency, which 
p seed a suspension on assessment for the National Housing Trust Fund. In December 2014, 
the suspension was lifted and 2016 marks the first year of funding and implementation for the 
Nationa Housing Trust Fund. Ca ifernia is set to receiving approximately $10 1 million in the 
first year. This is a modest allocation, but successful implementation in the early years could 
help protect and grow this new funcing source for affordable homes.

Mortgage Interest Deduction

I hough not specifically an affordable housing resource, it is worth noting that the largest s ngle 
federal investment in housing is the Mortgage Interest Deduction, which reduced an estimated 
$68.5 billion in federal tax revenues nationally for Fiscal Year 2012, with California representing 
$11.5-$16.1 bill'on of that figure.v According to the Congressional Budget Office, the top 20 
percent of income earners receive 75 percent of the benefit from this deduction and the top 
one percent of Income earners receives 15 percent of the benefit. California also has a State
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Mortgage Interest Deduction, which represented an estimated loss to the State General Fund 
of $4,4 bil ion in Fiscal Year 2012-2013 and $4,8 b llion in fiscal year 2015-2016.v"'

Complex Set of Tradeoffs and Choices in Considering Housing 
Investments
California is facing many housing challenges and has limited funas to address them There are 
nearly 1.7 milion lower-income renter households that are severely rent-burdened (paying 
more than 50 percent of their income toward rent), a large population of chronically homeless 
individuals, and low rates of homeownership. Difficult choices must be made to face these 
challenges as the State examines current funding and approaches and considers how to design 
new programs.

Appendix C: Housing and Community Development Production, Preservation, and Financial
Assistance Programs

Table C.2: Description of Tradeoffs to Consider in Affordable Housing Program Design

Broad-based and 
flexible vs targeted 
policies

Flex.ble strategies allow for impact on a broader range of issues ano are 
adaptable overtime as issues and priorities shift. Targeted programs 
tackle an explic t housing challenge and can align program requirements 
to directly address that challenge. However, constraming a program to a 
specific purpose potentially leaves out other worthy goals and requires a 
separate program for each policy objective.

Achieving more 
objectives through a 
single development 
vs. lower program 
costs and 
complications

Affordable hous'ng programs address multiple objectives vvhi e 
simultaneous!y providing wide-reaching benef ts. For example, a 
development can provide supportive services and health care, 
accommodations for persons with disabilities, energy-efficiency above 
code, after-school tutoring, access to jobs and transportation, as well as 
address publ'c health and greenhouse gas objectives. However, requiring 
each development to meet a growing list of criteria increases costs and 
complications for developers of affordable housing.

Statewide 
competition vs. 
geographic targeting

|

Holding a statewide competition ensures that the applicants that meet 
program criteria most effectively receive awards. However, due tc regional 
funding and o'anning capacity differences, this can result in areas of the 
State receiving significantly less in funding. For example, as State policies 
direct investment towards transit-oriented development in existing public- 
transportation corridors, areas that have not yet built their transportation 
infrastructure, or have traditionally planned at lower densities, will struggle 
to compete.
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TRADEOFFS AND BRIEF EXPLANATION OF TRADEOFFS AND CHOICES
CHOICES TO 

BALANCE AND 
CONSIDER

Investing in 
communities of 
opportunity with 
greater access to 
jobs, services, High- 
performing schools, 
and amenities vs. 
investing in and 
improving 
disadvantaged and 
underserved areas

There is a mismatch between the communities of opportunity, where jobs, 
services, and high-pedormina schools are concentrated, and where 
housing production has occurred during the last 10 years. Much of the 
housing production occurred in counties that have fewer jobs and services 
and overlap considerably with the State's top 25 percent of disadvantaged 
communities

The disadvantaged commuri ty indicators nclude job ava lab lity and 
incomes, access to quality education, and environmental conditions, such 
as safe drinking water and lower po lution levels

The State must work toward increasing access to areas of opportunity and 
increasing the supply of housing in these areas, but also seek to improve 
conditions in the State's disadvantaged communities. To address hous;ng 
problems throughout the State, California needs responsive and flexible, 
p ace-based investment strategies, such as infrastructure improvements 
and community development interventions that address health, education, 
and economic: disparities.

Developing in high- 
cost areas to ease
demand vs. lower 
cost-per-unit 
investments in other 
markets

The State's urban areas experience higher housing costs than other areas 
of the State, in part due to low supply in comparison to the demand.
Urban areas often overlap with the socio-economic opportunity described 
in the tradeoff above and have environmental benefits associated with less 
driving due to the presence of transit and denser concentrations of jobs 
and services. The State could target resources to increasing the supply of 
affordable housing in these areas. Alternatively, the high land costs require 
greater contributions of funding than building affordable homes in lower- 
cost areas; resulting in fewer affordable homes produced with the same 
level of State funding.
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TRADEOFFS AND BRIEF EXPLANATION OF TRADEOFFS AND CHOICES
CHOICES TO 

BALANCE AND 
CONSIDER

Preserving and 
rehabilitating existing 
housing vs. new 
construction

Rehabilitating existing homes and putting n place affordability protections 
carries substantially lower costs than building new affordable homes. 
Preservation and rehabilitation of existing homes is an important tool to 
increase access to affordable homes for lower-income households given 
limited resources Nonetheless, it does not increase the supply of total 
homes available in California, another worthy objective.

Capital subsidies vs. 
tenant-based rental 
assistance

Capital subsidies al'ow for new construction or substantial rehabilitation of 
existing housing to create affordable homes; a strategy that creates long- 
lasting affordability (typica'ly 55 years) to serve lower-income households 
However, the process of planning, funding, and completing construction 
of affordable homes takes years to complete. Rental assistance can help 
provide access in more immediate terms for households in need and allow 
more flexibility in terms of location It car, be particularly helpful for 
households experiencing a temporary economic difficulty as rental 
assistance can he p them stabi ize until they are able to cover expenses on 
their own Like preservation strategies, rental assistance supports 
affordable housing access, but does not address housing supply 
challenges.

Deeper affordability 
vs. greater total unit 
production

When all other program components are held equal, programs that 
produce new housing or preserve affordability for extremely and very-low 
■ ncome households require a greater per unit investment in order to 
prov de residents w th an affordable housing cost than programs that are 
targeted to households at greater income ievels. This is because those 
households with higher incomes can pay a greater personal contribution 
toward housing costs and require less public contribution to make up the 
difference between the market-rate housing cost and the affordable ieve1.
By extension, a program with the same amount of funding could produce 
more affordable units for higher-income households than lower-income 
households. However, there are far fewer market-rate units available to 
extremeiy low- and very-low income households, and these households 
are at greater risk of homelessness, which can have long-lasting negative 
impacts to both the household and the State's investment in social 
services.
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Tools to Evaluate and Improve Approaches to Affirmatively Further 
Fair Housing
In addition to the tradeoffs listed above that can help guide the design of housing programs, 
HCD wi i be examining its programs in relationship to fair housing goals. "Fair housing" is 
protection from discrimination when renting, buying, or securing financing for any housing 
Affirmatively Furthering Fair Housing (AFFH) requires federa programs and federal grantees to 
further the purposes of the Fair Housing Act of 1968 by assessing and takmg actions to 
elirrvnate housing discrimination, promoting housing that is structurally usable by all people 
(particularly those with disabilities), and providing opportunities for inclusive patterns of 
housing regard ess of race, co]or, religion, sex, familial status, disability, and national origin.'*

Starting in the late 2000s, there was renewed focus on AFFH from the U.S. Department of 
Housing and Urban Development. (HUD). This included a new AFFH rule and guidance in 2015 
that clarifies fair housing obligations and the process to set fair housing priorities through an 
Assessment of Fair Housing. The rule identifies four fair-housing issues that states will need to 
assess:11

1) Patterns of integration and segregation.

2) Racially or ethnically concentrated areas of poverty.

3) Disparities in access to opportunity.

4) Disproportionate housing needs

This process to set fair housing priorities will include data collection and analysis to identify fair 
housing issues and related contributing factors. Inclusive community participation will help set 
goals to increase fair housing choice and provide equal access to opportunity for all community 
members. These goals and priorities will, in turn, inform investments and planning decisions.

In recognition of the importance of fair housing goals and HUD's recent guidance, HCD will 
engage in this process over the next several years to better promote fair housing principles 
through its current programs and identify strategies for designing future housing programs. 
Affirmatively furthering fair housing will increase access to opportunity Success will require a 
two-pronged approach’ 1) increasing new developments and access in the State's areas of 
opoortunity, and 2) working to improve disadvantaged communities through community 
development and infrastructure improvements

One of the early steps in this process will be to identify tools that can help determine current 
areas of opportunity and evaluate HCD's programs through an Affirmatively Furthering Fair 
Housing lens. The CalEnviroScreen mapping tool described in Appendix A (an online tool 
developed by the Office of Environmental and Health Hazard Assessment to identify socio
economically and environmentally disadvantaged communities) and the Regional Opportunity 
Index (developed by UC Davis), will serve as useful models as HCD moves forward with the 
AFFH process; however, no specific tool has yet been chosen.

Appends C: Housing and Community Development Production, Preservation, and Financial
Assistance Programs
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Regional Opportunity Index

The Regional Opportunity Index from UC Davis' Center for Regional Change is an index for 
understanding social and economic opportunity in California's communities. The goal of the 
Regional Opportunity Index is to help target resources and policies toward people and places 
with the greatest neeo, thereby fostering thriving communities of opportunity for all 
Californians. The Index incorporates both a people 1 component and a "place" component, 
integrating economic, infrastructure, environmental, and social indicators into a comprehensive 
assessment of the factors driving opportunity. For example, Table 4.3 describes some of the 33 
indicators that make up the overall People and Place Regional Opportunity Index.

Appendix C: Housing and Community Development Production, Preservation, and Financial
Assistance Programs

Table C.3
UC Davis Regional Opportunity Index—Sample of Indicators

Math Proficiency Percentage of 4th graders who scored proficient or above on the math 
portion of California's Standardized Testing and Reporting (STAR) test 
(Source: California Department of Education).

Teacher
Experience

Percentage of teachers at the three closest public elementary schools with 
more than five years of teaching experience and at least one year of education 
beyond a BA (Source: California Department of Education).

Employment Rate Percentage of adults age 20 64 employed (Source; American Community 
Survey).

Job Quality Percentage of jobs that are in high-paying ndustries, within a 5-mile radius 
(Source: National Establishment Time-Series).

Homeownership Percentage of housing units owned by their occupants (Source: American 
Community Survey)

Housing
Adequacy

Percentage of househo ds with no more than one occupant per room (Source 
American Community Survey).

Commute Time Percentage of workers whose commute time is less than 30 minutes (Source: 
American Community Survey)

Health Care 
Availability

Number of provide!s of basic medical services per 1,000 people 
within five-mile radius (Source. National Establishment Time-Series).

Voting Rates Percentage of the citizen, voting-age population that voted the 2010 general 
eiection (Source; American Community Survey; California Registrar of Voters).

Source: UC Davis Center- tor Regional Change Regional Opportunity Index Online Tool, Data Descript ons, 
http://interact.regionalchange ucdavis edu/roi/index html
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Conclusions
• California needs both public and private investment, as well as 'and use solutions to 

address critical housing challenges. Funding programs cannot address California's 
housing need alone and land use policy changes, such as those discussed in 
Appendix B, are critical. However, even with drastic changes in land use policy to 
increase supply, the needs of certain populations cannot be met by the private market 
alone. Funding programs allows the State to target resources to these populations.

• There is extreme complexity in financing programs and the combination of funding 
sources required to build affordable homes.

• Housing programs are increasingly viewed as a platform to achieve multiple policy 
goals. Increased collaborations across sectors can improve housing programs, but may 
add complexity to an already complex funding model.
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Assistance Programs
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Exhibit C1: Major State Funded Housing and Community Development Programs (Current)

Exhibit C1: Major State Funded Housing and Community Development 
Programs (Current)

Affordable Housing 
and Sustainable 
Communities

Greenhouse
Gas Reduction 
Fund; 20% of 
GGRF auction 
proceeds 
through end of 
cap-and-trade 
program

Strategic Growth 
Council (SGC), 
implemented by 
California 
Department of 
Housing and 
Community 
Development 
(HCD)

$320 million 
(half of funds 
designated 
for
affordable
housing)

Funds housing, 
transportation, and 
land preservation 
projects that reduce 
greenhouse gas 
emissions.

Required minimum 
threshold of affordable 
units and 10% of points 
available for deeper 
income targeting.

Reduces
greenhouse gases 
by promoting 
sustainable 
communities and 
infill development

Provides benefits to
disadvantaged
communities.

Reduces rental 
shortage.

MyHome Down 
Payment Assistance

CalHFA- 
Adm mistered 
Subordinate 
Financing for 
Single Family 
{Pursuant to 
Health & Safety 
Code 51351 et 
seq)

California Housing 
Finance Agency 
(CalHFA) ~

$176 million Down payment 
assistance loans.

Potential low- and 
moderate-income 
homeowners.

Increases access to 
homeownership

State Low Income 
Housing Tax
Credits

State tax
credits/investor
equity

California Tax
Credit Allocation 
Committee

~$100
million

Supports rental 
home production 
and rehabilitation

Primarily serves very 
low- and low-income 
households.

Reduces rental 
shortage
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Exhibit C1 Major State Funded Housing and Community Development Programs (Current)

Mental Health 
Services Act 
(MHSA)

Proposition 63, 
Millionaires tax

CalHFA and 
Counties

$80 million State. Supports 
permanent 
supportive housing 
multifamily 
production and 
rehabilitation, as 
well as operating 
subsidies.

Local: Flexible 
funds, including 
rental assistance.

Persons experiencing 
homelessness or at risk 
of homelessness 
currently being served 
by State and County 
mental healthcare 
system.

Reduces and
p-events
homelessness.

Reduces rental 
shortage.

Veterans Housing 
and Homeless 
Prevention Program

Proposition 41, 
General
Revenue Bond 
redirected prior 
bond funds 
$600 million 
available total

HCD with CalHFA 
&

California 
Department of 
Veterans Affairs 
(CalVet)

$75 million Supports rental 
home production 
and rehabilitation, 
permanent 
supportive housing 
and transitional 
housing for 
veterans and their 
families.

Primarily serves 
extremely low- and 
very low-income 
households, targeted 
to homeless veterans

Reduces and 
prevents veteran 
homelessness.

Reduces rental 
shortage.

California Work 
Opportunity and 
Responsibility to
Kids (CalWORKS) 
Housing Support 
Program

General Fund Department of 
Social Services

$47 million Homelessness 
prevention and 
rapid re-housing 
financial assistance 
and services.

Families currently 
receiving CalWORKs 
benefits

Reduces and
prevents
homelessness.
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Exhibit Cl: Major State Funded Housing and Community Development Programs (Current)

CalWorks Homeless 
Assistance Program

General Fund Department of 
Social Services

$32 million Provides a once- 
per-year payment 
to meet the 
reasonable costs ot 
obtaining
permanent housing, 
and/or temporary 
shelter while 
seeking permanent 
housing

Families currently 
receiving CalWORKs 
benefits.

Reduces and
prevents
homelessness

SSI/SSP Outreach 
to Homeless 
Individuals with 
Disabilities

General Fund Department of 
Social Services

$45 million Funds outreach to 
increase 
participation 
among homeless 
persons with 
disabilities who may 
be eligible for a 
disability benefits 
program.

Homeless individuals 
with disabilities.

Reduces arid
prevents
homelessness.

State Emergency 
Solutions Grant 
Program

General Fund HCD $3b million Funds activities 
eligible under the 
Federal Emergency 
Solutions Grant 
Program, including 
rapid rehousing, 
outreach, and 
services

Persons experiencing 
homelessness or at-risk 
of homelessness.

Reduces and
orevents
homelessness.
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Exhibit Cl: Major State Funded Housing and Community Development Programs (Current)

Housing Related 
Parks Program

Remaining 
Proposition 1C 
Funds

HCD $25 million Provides financial 
incentives to cities 
and counties with 
documented 
newly constructed 
affordable homes.

Rewards local 
jurisdictions that plan 
and approve housing 
serving very low- and 
low-income 
households.

Incentivizes local 
housing planning

Community-Based
Transitional
Housing Program

General Fund Department of 
Finance

$25 million Provides grants of 
up to $2 million to 
cities and counties 
that approve 
conditional use 
permits or other 
entitlements for 
facilities that 
provide 
transitional 
housing and 
support services.

Offenders released 
from state prisons and 
county jails. Cities and 
counties may also 
apply for funds to serve 
other populations that 
they believe will benefit 
from the Program's 
services.

Treatment and 
reentry
programming to 
individuals who will 
benefit from those 
services.

Mobilehome Park 
Rehabilitation and 
Resident
Ownership
Program

Revolving fund HCD $15 million Supports 
ownership 
conversion of 
mobilehome parks 
to residents, 
nonprofit housing 
sponsors or local 
public agencies; as 
well as park 
rehabilitations.

Eligible parks must 
have at least 30% low- 
income residents.

Creates low-income
ownership
opportunities.

California's Housing Future. Challenges And Opportunities
January 2017 Draft

4



Exhibit C1 Major State Funded Housing and Community Development Programs (Current)

Bringing Families 
Home Program

General Fund Department of 
Social Services

$10 million A matching grant 
program for 
counties to reduce 
homelessness

Families experiencing 
homelessness who are 
part of the child welfare 
system.

Reduces and
prevents
homelessness.

Homeless Youth 
and Exploitation 
Program

General Fund Office of
Emergency
Services

$12 million Assists homeless 
youth in exiting 
street life and 
provides 
specialized 
services to youth 
involved in 
sexually exploitive 
activities

Homeless youth and 
youth involved in 
sexually exploitive 
activities.

Reduces and
prevents
homelessness.

Integrated Services 
for Mentally-lll 
Parolees

General Fund California 
Department of 
Corrections and 
Rehabilitation

$2 million Provides varied 
levels of care, 
support.ve/transiti 
onal housing, and
3n array of mental 
health
rehabilitative 
services to assist 
with the
development of 
independent living 
in the least 
restrictive
environment
possible.

Mentally ill parolees. Reintegration of the 
parolees into the 
community, increase 
public safety, and 
reduce State costs 
of recidivism.
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Exhibit C1 Major State Funded Housing and Community Development Programs (Current)

No Place Like
Home

A $2 billion 
bond secured 
by a portion of 
future
Proposition 63 
revenues

HCD $267 million 
(Notice of 
Funding 
Availab lity 
pending 
program 
development 
and bond 
validation)

Competitive and 
over-the-counter 
program to 
finance the 
construction, 
rehabilitation, or 
preservation of 
permanent 
supportive 
housing

Individuals with mental 
health supportive 
needs who are 
homeless, chronically 
homeless, or at-risk of 
chronic homelessness

Reduces and
prevents
homelessness

California's Housing Future: Challenges And Opportunities
January 2017 Draft

6



Exhibit C2: State Housing and Development Program Outcomes 2003-2015

Exhibit C2: State Housing and Development Program Outcomes
2003-20151

Multifamily California Supports rental (tome 2002-14 2015 2 24:1; ~$2.3B 17,270 units $3.5 Billion
Housing Department of production and So.CA 45% 45% requested/-S1B
Program (MHP) Housing and rehabilitation. awarded

Community Leverages underutilized No.CA.:30% 30%
Development Federal 4?4 tax ciedits. Rural: 10% 20%(HCD) Primarily serves very low 

income households.

Multifamily HCD Supports rental home Statewide 1.73:1; -$740M 5,780 units $1.1 Billion
Housing production and requested/~$430
Program- rehabilitation with M awarded
Supportive access to services.
Housing

(MHP-SH)

Primarily serves 
extremely low income 
households; targeted to 
homeless populations.

CalHome Self HCD Supports development Statewide 1.3:1; ~$23M 1,615 units Not reported
Help Housing of self-help requested/~$18

homeownership 
housing Primarily 
serves low income 
households.

M awarded

' As noted earlier, one development can tie funded through multiple funding sources so these units may be counted within multiple pioaram outcomes, l-or a complete summary of 
Proposition £6 and Proposition 1C outcomes please refer to the Cumulative Rond Reports on HCD's website httnV/www.hcd.ca.gov/finanrial-assistance/bonds.html
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Exhibit C2 State Housing and Development Program Outcomes 2003-2015

Transit Oriented 
Development 
Program (TOD)

HCD Supports development 
and rehabilitation of 
multifamily housing 
within one-quarter mile 
of a transit station In 
addition, provides 
grants for infrastructure 
necessary for the 
development of higher 
density uses within one- 
quarter mile of a transit 
station

Statewide Areas Near 
Transit

4.69:1; ~$1.31 B 
requested/~$279
M awarded

5,778 units S1.92 Billion

Infill
Infrastructure 
Grant Proqram 
(NG)

HCD Assist in the new 
construction and 
rehabilitation of 
infrastructuie that 
supports hiyher-density 
affordable and mixed- 
income housing in 
locations designated as 
infill.

Statewide Infill Areas 2.55:1;~$1 87B 
request ed/~$734 
M awarded

18,402 units 
supported 
with infra
structure

$5 89 Billion
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Exhib't C2: State Housing and Development Program Outcomes 2003-2015

Joe Serna Jr. 
Farmworker 
Housing Grant- 
Multifamily 
(JSJFWHG - MF)

HCD Supports rental home 
production arid 
rehabilitation for farm 
and agricultural workers 
Primarily serves low- 
income households.

Agriculture Areas 2.01:1; ~$401 M 
requested/~$199
M awarded 
($166M
Multifamily;
$33M

7,517 units S828 Million

Joe Serna Jr. 
Farmworker 
Housing Grant- 
Homeownership 
(JSJFWHG - 
HO)

HCD Supports 
homeownership 
production and 
rehabilitation for farm 
and agricultural workers. 
Primarily serves low- 
income households.

Homeownership) 2,766 units $255 Million

Multifamily
First Mortgages

California Housing 
Finance Agency 
(CalHFA)

Acquisition, 
rehabilitation, and 
permanent fully 
amortizing loans for 
affordable multifamily 
developments. Loans 
are funded generally 
with mortgage revenue 
bonds. A percentage of 
units in each project are 
restricted to tenants 
with low and/or very 
low- incomes.

Statewide Over-the-
Counter

15,215 units $550 Million
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Exhibit C2: State Housing and Development Program Outcomes 2003-2015

Multifamily
Subordinate
Mortgages

------- — .__

CalHFA Subsidy loans provided 
to affordable multifamily 
housing developments 
based on need. Loans 
are funded with CalHFA 
controlled subsidy funds 
or Agency cash. A 
percentage of units in 
each project are 
restricted to tenants 
w’th low and/or very 
low-incomes.

Statewide

■

Over-the-
Counter

4,676 units $450 Million

Mental Health 
Services Act 
Housing
Program (MHSA)

CalHFA Permanent financing 
and captalized 
operating suosdies for 
the development of 
permanent supportive 
housing. Serves persons 
with serious mental 
illness arid their families 
who are homeless or at- 
risk of homelessness

Statewide Over-the-
Counter

2,509 MHSA 
units, 9,986 
affordable 
units
leveraged

$2.1 Billion

Bay Area
Housing Plan

CalHFA Permanent financing to 
projects that provide 
community based 
housing for those with 
developmental 
disab litres to replace 
institutional care in a 
development center.

Statewide Over-the-
Counter

188 units $0
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Exhibit C2: State Housing and Development Program Outcomes 2003-201 5

CalHFA Single 
Family First 
Mortgage 
Programs

CalHFA Low interest first 
mortgage loans. Serves 
low to moderate-income 
hornebuyers.

Statewide Over-the-
Counter

38,167
homes
purchased

$8 6 Billion

CalHFA Housing 
Assistance 
Program (CHAP)

CalHFA Low interest first 
mortgage loans. Serves 
low to moderate income 
hornebuyers in 
underserved or high- 
cost counties.

Statewide for low 
income, High-Cost or 
Underserved counties 
for moderate income.

Over-the-
Ccunter

17,294 
home loans 
assisted

$112.7 Million

High Cost Area 
Home Purchase 
Program (HiCAP)

CalHFA Low interest down 
payment assistance
Serves low to moderate- 
income, first-time 
hornebuyers in high cost 
counties.

High Cost Counties in 
California

Over-the-
Counter

9,407
home loans 
assisted

$154.4 Million

California
Homebuyer's
Downpayment
Assistance
Program
(CHDAP)

CalHFA Low interest down 
payment assistance
Serves low to moderate- 
income, first-time 
hornebuyers.

Statewide Over-the-
Counter

51,061 
home loans 
assisted

$361.3 Million

Extra Credit 
Teachers Home 
Purchase
Program (ECTP)

CalHFA Forgivab'e interest, 
down payment 
assistance with a
CalHFA first mortgage. 
Serves teachers and 
school employees in 
low-performing schools

Statewide - teachers & 
employees of low 
performing schools

Over-the-
Counter

2,053
home loans 
assisted

$24.1 Million
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Exhibit C2 State Housing and Development Program Outcomes 2003-201 5

Zero Interest 
Program (ZIP &
ZIP Extra)

CalHFA Zero interest down 
payment assistance. 
Serves low to 
moderate-income 
hornebuyers.

Statewide Over-the-
Counter

3,353
home loans 
assisted

$40.2 Million

MyHome
Assistance
Program

CalHFA Low interest down 
payment assistance, 
paired with CalHFA first 
mortgage. Serves low- 
to moderate-income, 
first-time hornebuyers

Statewide Over-the-
Counter

18

home loans 
assisted

(Launched in 
Oct 2015)

$205.8 
Thousand
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Exhibit C3' Major Federally Funded Housing Programs (Current)

Exhibit C3: Major Federally Funded Housing Programs (Current)

Federal Tax 
Credits (9%)

Treasury Department/

Allocated at State level by 
California Treasurer's Office

Supports rental home production and 
rehabilitation.

Federal 9% Provides a high contribution to a 
development, extremely competitive and 
California uses the maximum available every 
year. _

Households with incomes 60% of 
area median income (AMI) 
or below

Federal Tax 
Credits (4%)

Treasury Department/ 
Allocated at State level by 
California Treasurer's Office

Supports rental home production and 
rehabilitation.

Federal 4%: Provides lower contribution to a 
development, needs large gap funding from 
other sources, thus less competit;ve. However, 
additional 4% credits would be available to 
California if more matching funds became 
available

Households with incomes below
60% AMI or below

Keep Your Home 
California

Trouble Asset Relief
Program/ Allocated at the 
State level by California 
Housing Finance Agency 
(CalHFA)

Mortgage assistance and other foreclosure 
and default mitigation tools.

Current low and moderate income 
homeowners experiencing financial 
hardship.

Public Housing U.S Department of
Housing and Urban 
Development (HUD)/

Allocated at State level by 
California Public Housing 
Authorities (PHAs)

Public housing developments are overseen 
and administered by local public housing 
authorities and provide housing for low- 
income households. No funding for new' public 
housing developments have been available 
since the mid-1990s.

Householos with incomes 80% AMI, 
low-income or below; 40% of new 
admissions must be 30% AMI or 
below, extremely low-income.
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Exhibit C31 Major Federally Funded Housing Programs (Current)

Housing Choice 
Vouchers

HUD/Al located at State 
level by PHAs

Rental housing assistance provided to low- 
income renter households to reduce market
rate rents to affordable levels.

Primanly serves households with 
incomes 50% AMI or below.

Section 8
Project-Based
Rental
Assistance

HUD/Allocated at State 
level by PHAs

Rental housing assistance linked to a particular 
property rather than a renter household and 
does not move with that household.

Primarily sen/es households with 
incomes 50% AMI or below.

National
Housing Trust 
Fund

HUD/ Allocated at State 
level by State Housing 
Agencies: HCD & CalHFA

Primarily supports rental home production and 
rehabilitation. Up to 10% o* funds can be used 
to support homeownership activities.

At least 75% of the funds used for 
rental housing must benefit 
households with incomes 30% AMI 
or below, extremely low-income. All 
funds must be used for households 
with incomes 50% AMI or below, 
very low income.

Community 
Development 
Block Grant

HUD/ Allocated at State 
level by HCD & local 
entitlement jurisdictions

Supports home production and rehabilitation 
for botn single-family and multifamily 
developments, public Improvements in 
support 0* new housing construction, public 
services that include shelters, and technical 
assistance and planning activities

Provides benefit to housenolds with 
incomes below 80% AMI, low- 
income.

HOME
Investment
Partnerships
Program

HUD/ Allocated at State 
level by HCD & local 
participating jurisdictions

Supports home production and rehabilitation 
for both single-family and multifamily 
developments. Rental assistance is also an 
eligible activity.

Primarily serves households with 
incomes 60% AMI or below, can 
serve households with incomes up 
to 80% AMI, low-income.

Emergency 
Solutions Grant

HUD/ Allocated at State 
level by HCD & local 
entitlement jurisdictions

Emergency shelters, rapid rehousing, 
homeless prevention programs, and street 
outreach.

People experiencing or at-risK of 
homelessness.
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Exhibit C3: Major Federally Funded Housing Programs (Current)

Housing 
Opportunities 
for Persons with
AIDS

HUD/ Allocated at State 
level by California 
Department of Public
Health (CDPH)

Covers a wide range of activities. Supports 
shelter and rental home production and 
rehabilitation, social services, program 
planning, facility operations, rental assistance, 
and homeless prevention programs.

Individuals with HIV/AIDS, and their 
families, with incomes below 80%
AMI, low-income. Primarily serving 
households with incomes 30% AMI 
and below, extremely low-income 
and formerly hometess households.

Rural Housing 
Programs (515, 
514/516. 521)

United States Department 
of Agriculture direct to 
applicants

The U S Department of Agriculture's (USDA's) 
Rural Development (RD) arm runs several 
rental and homeownership programs through 
its Rural Housing Service.

515' Loans to support home production and 
rehabilitation for multifamily developments. 
Since 2011, all funds have been used to 
preserve existing units, rather than new 
construction.

515: Rural households with incomes 
120% AMI and below, moderate 
income.

Section 514/516: Farmworker
households with incomes 120% AMI 
and below, moderate income.

514/516 Loans to support home production 
and rehabilitation for both single-family and 
multifarmly developments for farmworkers

521 Project-based rental assistance to 
preserve the affordabil ty of USDA-fmanced 
rentals.

California's Housing Future: Challenges and Opportunities
January 2017 Draft
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Exhibit C3: Major Federally Funded Housing Programs (Current)

PROGRAM

Housing for the 
Elderly (202)/

Disabled (811)

ADMINISTERING
AGENCY(IES)

HUD direct to applicants

ACTIVITY COMPONENTS

Housing for the Elderly (202): This program 
formerly supported rental home production, 
but this aspect of the program was eliminated 
by congress in fiscal year 2012. The program 
continues to provide rental assistance, 
preservation rental assistance (tor older 202 
properties), service coordination to help 
residents of 202 buildings age in place, and a 
demonstration program to test the 
effectiveness of housing and sendees models

Supportive Housing for Persons with 
Disabilities (811): This program began as a 
subset of the 202 program and became its 
own program in 1992 Provides project based 
rental assistance to ensure community 
integration with people who do not have 
disabilities, the funding requires that no more 
than 25% of the units in a development 
receiving 811 project rental assistance may be 
targeted specifically for people with 
disabilities.

TARGET POPULATION

202: Serves people over the age of 
62 with incomes below 50% AMI, 
very-low income

81T persons ages 18-61 who have 
significant and long-term disabilities 
and incomes 30% AMI and below, 
extremely low-income.

California's Housing Future. Challenges and Opportunities
January 2017 Draft
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www.hcd.ca.gov

www.hcd.ca.gov/statewide-housing- assessment

http://www.hcd.ca.gov
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The Alexan
Maple Multi-Family Land CA, LP

DIR-2015-2976-TFAR-SPR-1A ENV-2006-6302-MND-REC1
Council File 16-1462

I • Planning & Land Use Management Hearing 

February 28, 2017
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reps

los angeles conservancy

LAUNCH ALLXANiniA.COM
south park bid CENTRAL CfTY ASSOCIATION SPOT A tos ar.rjt 'cs cm i rvency

amt-rican institute of architects los angeles conservancy FASHION DISTRICT BID 

HISTORIC CORE BID deptol city planning lapnr CD 14 STAFF los angeles conservancy CRA urban design studio

F ASTERN COLUMBIA TOWN HALL WITH HOA & RESIDENTS of city planning

hunter kerhart, Olid architectural photographer

COUNCILMAN HUIZAR DECEMBER 2015CICLAVIA 
ed rosenthal. broker for EC saleroKor

CICLAVIA
simon ha EASTERN COLUMBIA HOA 

SAIKO INVESTMENT GORP. Dili cooper, spdtla

blackstoneapts CD-14 STALL
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TRADE property owner

CENTER OWNERSHIP
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PATTI BERMAN,
PRES. OLANC

eUiabeth peterson yroup 

ACE HOTEL

NOVEMBER 201S

DEVELOPER with ladbi 
DEPARTMENT OF 
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URBAN 
DESIGN 
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development 
services case 
management

OFFICF OF HISTORIC 
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■

introduction

16 Months 
50+ Meetings
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■k presentations with local businesses

EASTERN COLUMBIA HOA 

& SPDTLA APPEAL5 

t communication with appellants

AUGUST 2016

SEPTEMBER 2016

coirinuinicohon w th 
appellants

■ communication with 
appellants
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2f Priorities for new
construction and additions 
include: build-to-the- 
street, particularly at 
corners; construct infill 
buildings at vacant or 
underutilized sites along 
major streets; and modify 
non-historic buildings so 
that they contribute visual 
interest and quality.

Historic Downtown Los Angeles Design 
Guidelines, page 129

LEGEND

Alexan

Existing

Under Construction

!n the Pipeline



Ateiter Olive St. Level Coast Federal Savings & Hill St. The Alexan Eastern Columbia Spring Street Towers (N A.P.)
(NAP.) (N.A.P.) Under-Construction IN A.P.)

Onni 50-Story Tower
3 beyond (N A.P.) Project Context



Great Republic Life Building

Southern California Edison Building Mayflower (Hilton) Hotel 

4

Oviatl Building federal Coast Savings
DTLA Urban Fabric
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Rhythm Diagram 

West Context Elevation
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Horizontal Alignment Diagram 

West Context Elevation



Rear of Eastern Columbia Building

7 DTLA Design Guideline Diagram

Tower Separation Street Wall of 75'
Suggested Provided
Above 150' Above 76'

80' 81'

Required

95%

Provided

100%
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10

Atelier Olive St. Level Coast Federal Savings & Hill St. The Alexan Eastern Columbia Spring Street Towers (N.A.P.)
(N.A.P.) (N.A.P.) Under-Construction (N.A.P.)

Onni 50 Story Tower
beyond (N.A.P.) Project Context
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305 DWELLING UNITS
27 STORIES, UP TO 320'-O'' IN
HEIGHT

257,569 SF FLOOR AREA (7.45:1 FAR) 
6,171 SF OF RETAIL 
251,398 SF OF RESIDENTIAL



ALEXAN
EASTERN

COLUMBIA

Allowable Provided Provided

F.A.R. 13:1 7.45:1 11.82:1

Height Unlimited 320'-0" 264'-0"

Area Unlimited 257,569 SF 267,478 SF





Tower Separation
Suggested 
Above 150'

Provided
Above 76'

80' 81'

Street Wall of 75'

Required Provided

95% 100%

Massing & Street Wall
i6 DTLA Design Guideline Diagram



Ef Explore options for multi-use 
buildings, combining 
residential, commercial, and 
other compatible uses where 
appropriate.

EJ Provide multi-tenant retail 
space and other public uses at 
the street level. These should 
be accessible directly from 
the sidewalk, rather than 
through common interior 
lobbies.

17 Historic DTLA Design Guideline, pg. 132



SIDEWALKS & SETBACKS

• 9th Street
• Required: 12' sidewalk
• Provided: 22’ sidewalk

• Hill Street
• Required: 18' sidewalk
• Provided: 18' sidewalk

• Historic Downtown Retail 
Setback: O'

is DTLA Design Guideline Diagram



GROUND FLOOR TREATMENT

• Required 75% Retail Frontage
• Provided: 79% (9th Street)
• Provided: 78% (Hill Street)

• Required 75% 'Open Retail 
Facade7
• Provided: 100% open

• Required 257 Retail Depth
• Provided: 25'-45'

Retail Frontage 84 Activation 

Street Frontage per DTLA DG

c . 3

'''' mlln

19 DTLA Design Guideline Diagram



PARKING & ACCESS

• Required & Provided: 
Maximum 3 levels of 
parking above ground 
floor retail with at least 
one floor of habitable 
space above

20 DTLA Design Guideline Diagram



BROADWAY TRADE CENTER 10 STORES {MAR)

EASTERN COUW«A OARXNGSTftUTTlfif

■

EASTERN COL JUBA BLDG 
U STOWES WAP)
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Level Five

BROAOYiAY TRADE CEflER 
10 STORES

EASTERN COLUMBIA 
PARKING $TWCTU»

EASTERN COUW0U, 
l/TfilTY SERVJCE YUO 

(*AP.J
EASTERN XHJMEWaDG 

l3STCHiE$WAP)

Level Six Section



ON-SITE OPEN SPACE

• Open Space per LAMC 
12.21.G.2:

• Required: 32,225 SF
• Provided: 32,225 SF

• 25% of Outdoor Common
Open Space is Landscaped

• Trees On-Site
• Required: 1 Tree per 4 Units
• Provided: 305 /4 = 76 Trees

©

EXStNSMjMIOfWAY 
BUS SMELTER 

FRQPERTYUhE 

STREET EASE ME HT

-i i I
PROPOSED 

RESIDENTIAL 
TOWER

85C S HILL STREET

APARTMENT UNOTS OVER 
PARKING PODIUM WITH 
GROUND FLOOR RETAIL

111 EASTERN COLUMBIA 
SERVICE YARD 

(HAP.)

- '
\
V
s
V 
■.
V 
\

A'lWW'WWWNWWWY \\\\ L- ’■ '■ \L\VV'sV Yv'v

EASTERN COLUMBIA BLDG 
13 STORIES 

{HAP.)

PODfL'M HEIGHT t jp TO 76*-0*

LEVEL 7

EASTERN CCLUMBtA 
PARKING STRUCTURE 

2 STORIES 
{NAP.)

BROA3WAY TRADE CENTER 
10 STORES 

IhAP)

22 DTLA Design Guideline Diagram



3 Pursue creative and 
innovative contemporary 
designs for new buildings in 
the Historic Downtown.

13 Build consistently with the 
street wall, particularly at 
corner sites.

3 Design new buildings to 
respond to the existing 
building context within a 
block, and provide continuity 
to the overall streetscape.
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23 Historic DTLA Design Guideline, pg. 131





"In any district, common design characteristics, such as building height 
and bulk, rhythm of openings, and materials, establish parameters for 
compatible infill construction. These parameters do not prescribe a slavish 
copying of historic features or creation of "historic looking" buildings. [...] 
New construction should both respect the authentic character of the 
existing building stock and place its own contemporary stamp on the 
urban setting."

- Historic Downtown Los Angeles Design Guidelines, page 130



0] Pursue creative and 
innovative contemporary 
designs for new buildings in 
the Historic Downtown.

01 Build consistently with the 
street wall, particularly at 
corner sites.

1^1 Design new buildings to 
respond to the existing 
building context within a 
block, and provide continuity 
to the overall streetscape.
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Rhythm Diagram 

West Context Elevation
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30 Historic DTLA Design Guideline Diagram
Horizontal Alignment Diagram 

West Context Elevation
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Design Changes in 
Response to 

Community Outreach

34
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RESPONSE TO CONCERNS
What We Heard: How We Responded:

1

COMPLY WITH ALL DOWNTOWN & 
HISTORIC DESIGN GUIDELINES

2 ADJACENCY

3 PODIUM

STRICT CONFORMANCE

PULLED PODIUM BACK FROM NW 
CORNER OF EASTERN COLUMBIA & 
CLOSED OPENINGS ALONG THE EAST 
REDESIGNED THE PODIUM & SET 
BACK THE TOWER FROM ADJACENT 
BUILDINGS
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Before After

37 View Looking North on Hill Street
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Before
BROADWAY TRADE CENTER 

TO STORES 
{NAP)

■v •■*&&**+

EASTERN COLUMBIA 
PARKING STRUCTURE 

BELOW 
|NAP.)

M «

» «

EASTERN COLUMBIA 
UTUfTY SERVICE YARD 

(NAP)

EASTERN COLUMBIA BLDG 
U STORIES 

(NAP)lfVU5**^PW»fcNG
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After
BROADWAY TRADE CENTER 

10 STORIES 
(NAP)

-.........

EASTERN COLUMBIA 
PARWNG STRUCTURE 

brow
(NAP)

EASTERN COLUMBIA
utility service yard 

(NAP)

EASTERN COLUMBIA BLDG 
13 STORIES 

(NAP)

Level Six



Current BROADWAY TRADE CEHTER 
10 STORIES

Solid Walls at Parking Levels



Previously Approved 
Project

41
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Approved Project BROADWAY TRADE CENTER
10 STORIES

IMAP.)

EASTERN COLUMBIA
PARKING STRUCTURE 

2 STORIES 
(NAP)

i
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Modified Project BROADWAY TRADE CENTER 
10 STORIES 

(NAP)

!U— -W

EASTERN CXXUUfkA
PARKING STRUCTURE 

2 STORIES 
(NAP)

' SSSE,

EASTERN COIUMB4A BLDG 
13 STOWES

(NAP.)

Ground Floor



Approved Project
680ACWAV TRADE CENTER 

10 STORKS 
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BROADWAY TRADE CENTER, 
10 STOWES 

(NAP.)

Modified Project

EASTERN COLUMBIA 
PARKING STRUCTURE 

2 STOWES 
(NAP)

EASTERN COLUMBIA BLDG 
11 STORIES 

(NAP.)

Podium Deck



Approved Project
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Modified Project
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Modified Project
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Olive St. Level (N.A.P.) Coast Federal Savings & 
Under-Construction 
Onni SO-Story Tower 

beyond (N.A.P.)

Hill St. The Alexan Eastern Columbia 
(N.A.P.)

Broadway 9th & Broadway 
Bldg (N.A.P.)

South Context Elevation (To Scale)
------ Approved Previous Project
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DOWNTOWN
DESIGN GUIDE
CITY OF LOS ANGELES

CHECKLIST POR PROJECT SUBMITTAL L I.

1 APPLICANT INFORMATION
Name (PullJ Maple Multi Family Land CA. LP

Phone Number (7601431-3366 ______

Case Number__
Zip Code 32008
Zone CMP

Project Description
850 South Hill Street is an apartment rugtvnse located at the northeast comer ot the intersection of 
West Nott) & South Hill Streets in powntqwn j-os Angeles. CA The proieci provides tor 305 un ta in a 
2fr-sforv podium tower, with a retail component integrated into the around hoor. Amenities ere provided el 
the 6ih ftocr. Doth x/ffm the tower ana on the podium deck, and aUteJ2£lh floor.

Neighborhood District: Histone Downtown ______ Retail Street (V/N) Yes

INSTRUCTIONS
Submit a completed copy of this checklist with the Master Land Use Application
Refemng to the Downtown Design Guide available on www ctypianmng lacity org complete this checklist with 
respect to the proposed project For any "No* or 'N/A~ marks, applicant must supply a wrmer justification at the 
end of the checklist or as an attachment

Y N K/A
J 2. SUSTAINABLE DESIGN 

A- Neighborhood Design
S II Jt 3 1 Support* wsJkabJhty through sensitive design or the site, Duikjmg, and s fern scope
S 8 J J Designs au projects as transit-onented developments (TOOsi that encourage residents tenants and

visitors to use transit
S B □ J 3, Onents projects to prowdeoonvenenl access to the nearesttransit options (Metro rail or bus,

DASMj wherever possible.

B. Street and Alley Design
SB U 3 1 Designs sidewalks ndvdinj street trees, parkways, tree wells and paving to coiled stormwater 

runoff
S3 3 m ? Designs aflry* and oaseos to cofiect stormwater where feasible

C. Site and Landscape Design
SB 3 3 1. Incorporates on-site landscape elements that reduce energy use and erharee liability
G S( □ J 2 Considers providing a green roof to reduce setar gain twtvch contributes to die urban heat island

effect! and to reduce the quantity of water erterog tie storm dram system

SB □ 
S3 3
G 3 3
G 3 a

S3 3

D. Building Design
3 1. Complies wfth the City's Green Bolding Ordtnanoe
B 1 .a If project has an Owner Participation Agreement wiBi the CRA/LA. achieves LEED Silver 

certification
B 2. II project includes a hotel, participate* in tha California Groon Lodging Program 
B 3 Re-uses and integrates existing structure* into new projects lo retain the architectural fabric of 

Downtown, wherever possible
H 4 11 project preserves anc rehabilitates histone structures, compiles with the Secretary of the interior * 

Standard* (or Rehabilitation 1
1

Y

3 B

S «
S «

s a

s 3 

G 3

S 3 

S 3

G 3 

G J

S 3

S J

S i

s a

s □

S m

S B

s ft

N NJA
3 3. SIDEWALKS AND SETBACKS 

A. Sidewalks
Wolkability and Accommodation of a Vai isfy uf Uses 

J 3 1. If building projects over required stdewak easement, projects at height o‘ at teas! 40' or less than 5'
to accommodate street trees. (Excepting projections permuted ir pubic ROW by the Municipal Code 
such as signs, canopies, and awnings.)

J 3 2. Provides a minim tin 6' continuous path of travel
J 3 3. Provides an 18-24' wide access zone next to the curb, which includes the 6* curb and 12‘ '.vide

giarrie or bnck edge band adjacert to the back of curb 
3 3 4 If project includes outdoor dining, maintains a minimum 6' wide conhnous path of travel

Landscaped Parkways
3 B 5. Provides continuous landscaped parkways (except in the Histone Downtown, adjacent to bus stops.

and n other locations determined by staff to be nappropnate for parkways}
3 S 5 s Designs continuous landscaped to collect and retain or treat anoff bom. at a minimum the

stdewafc and rf approved by the Bureau of Engineering, adjacert orvsite. ground levet open space 
dunng a storm event producing 3/4 inch of rartatl h a 24-hour period 

3 16 Provides one walkway for every one or two parting spaces or provides other means cf access
through the parkway lo curbside parking where there is curbside parking 

□ S 7. If parkway is desiyied to collect stormwater fiom the sidewalk only, designs parkway to be directly 
behind the access zone and
a), a mrurium of T wide where the reqtxred sidewalk width is IS’ more
b} 6 wide whore toe required sidewalk wicth is more than 10' but less than 15 and
c) 4 wide where toe required sidewalk width is 10

3 18 Sets elevation of (ho parkway* within 2’ of too sidewalk pavement within a few inches of the
atdcwafc elevation.

J B 0.a Designs the center 2'or 3'of toe parkway to be depressed >4’to Forma shallow swale to collect 
swdewafc stcxrnwalcr or alternative means of storing runoff, such as gravel sumps wtlhn the parkway, 
may be provided

3 M 9 Allows tor roots of trees planted m the parkway to not be restricted by concrete curbs, roct barbers 
or other means so that roots may extend throughout the parkway and support a targe, healthy tree
canopy

3 M to ti parkways are designed to oooect stormwater from the street as wei as rrom toe sidewalk, they 
shaB be designed accordrrg to the Bureau of Engineering Green Streets guidelines or standards 
However, if trees are required lo be planted ir separate tree wells, rather than m the parkways they 
shaB be planted as described in the provisions for tree wells in the next section

Street Tree Plantings
3 Q 11 If trees are not planted in continuous landscaped parkways with the opportunity for unrestricted 

root gre-wth trees are planted in large trees wells that are at feast 
at 10' tong «id a minimum of 7 wide where the requred sidewalk width is 15 or more: 
bX 6 wde where the requred sidewalk width rs more than 10 but less than 15 and 
c) 4'wide whem the requred sidewalk width is 10'

J J 12 K tree wells have less 1han 100 square feet of surface area prrmdes gap-graded soil under the 
entire sidewalk as specified in SecJion IX and Appendix 8 

3 H 13. If average 24' wide sidewalks are required by the Downtown Street Standard* (through a 
combination of dedication and easement J. desipis at least 50% of a project's frontage to have 
tktawaks at toast 22 wdo and provides a second row of street trees ahgnod with those in the 
parkway zone Plants the interior row of tree* in large boo weds.

3 3 14. If tret? well* and parxweyo would conflict with existing basements, underground vaults, historic
paving materials, or other existing features that cannot be easily relocated modifies the tree well and 
parkway design to elminoic such conflicts

B Setbacks
3 J t tf project n on a Retail Street* « defined n Figure J-l (seepage ’4 of Design Guide i. and

adjacent to ground floor space designed tor retail use in other locators. ocaies the bulking street 
wail {as denned in Table b-1) at or within a lew reel of the back of the lequired average sidewalk width 

J J 2 tf projecl is adjacent to ground floor space designed for other uses, designs bunding to be set
back from the back of the required sidewalk to provide a buffer between the ssdewak and building as 
specified r Table 3-1.

2
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Disiiict/helghborhond Retail Professional Residential with Individual
Otfica/Live Work Entries on Street

Civic Center 070-10* 5VO-15' 575*20
Civic Center South OVD-5 370-10* 573-15
Historic Downtown 0 0 0
Little Tokyo 0V0-3' 270-5 573-15
Danker 1 till 0,0-5 370-15* 674-16
Financial Core Q'O-3' 270-5’ 674-17
South Park 00-5 2 VO-5 674-12
Crty Markets 070-3 2/0-10* 574-16

To bio 3 1: Permitted Street Wall Setbacks from Bock of Required Sidewalk (Mm. Avorafle/Min.-Mo* Rongo)
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H N/A
J J 3. Varies setback to respond to budding function and to create visual interest
J J a Vanes treatment of the setback recurred in Table 3-1 according to oround-floor use
J M 5. If adjacent to retail, designs setback (if any. and which may be used for outdoor dsling or other 

commercial activities) to be primanty hardseape
ill a 8. If adjacent to kve-work space designs the average two-foot setback to include a little landscaping 

which may be in pots or raised planters.
J B 6o tf adjacent to ground floor residential units with individual entries on the street, designs tnc

minimum overage &-foot or 6-foot setback to bo pnmarify landscaped, (which may include walkways, 
porches, raised planters, other solid walls up to 3 feel above sidewalk elevation and transparent 
fences (e g., wrought Iron tubular steel, glass) up to a height of 5 feet above sidewalk elevation)

□ 8 6b If Ore Reviewing Agency determines that the active ground Ttooi treatment required in Section 4 s
not feasible, provides a minimum average 5-toot setback which is densely landscaped.

j 4. Ground Floor Treatment
A. Ground Floor Treatment Along Retail Streets

□ J 1. If project is in Histone Downtown, complies with Historic Downtown Los Angeles Design GuideSnes
for ground floor treatment.

J j 7 If project is on a Ret at Street, designs ground floor space with a linear frontage equal to at least 
50**. or 75% of street frontage as specified In Figure 3-1, to accommodate retail, professional off ee 
and iive-wcik uses

J J 3. Dengue ground floor space within ISO' of an intersection specifically for ratal uses
J J 3a. Designs mid block ground floor space for retail, professional office and live work uses
J J A Where Retail Streets intersect other streets, the ground Boor retail space wraps the comer onto the 

intersecting streets
J H 5 tf project provdea ground floor retail space on streets that me not designated as Rebut Streets >n 

Figure 3-1. the ground floor retail space compiles with these stanoards and guidelines 
J J 6. Locates required ground floor retar space along the required street wal: (see Section 6| or aorg a 

courtyard c* plaza, provided the retail frontage is not more than 60 feet from the back of sidewalk and 
is visible from the sidewalk

J J 7. Provides requred ground floor retail space to a depth of at least 25 feet from the front fagade and 
Includes an average M'-O’ Root-to- celling height. (Note that the ground floor retai space may be 
occupied by other uses mitlalty but will be available for retail uses in the future when there is demand 
for such uses.)

J 8 Provides the primary entrance to each street-level tenant space that has ils frontage along a pubtc
street from that street

J ■ S Provides the primary entrance to each street-level tenant thai does not have its frontage along a 
public street from a pedestrian paseo. counyard or pUxa. which it connected to the public street 

j _j 10 Design* wall openings, such as storefront windows and doors, tc compote at least 75% of a 
building's street level fafoce.

□ -I it. Uses clear gas* for wall openings, i.e.. doom snd windows, along sfl street-level facades for
maximum transparency, especially m conjunction with retail uses. Does not use dark tinted, refeclrve 
or opaque glazing lor any required wall opening along street level facades 

j J 12 Provides open-wall storefronts during hours of operation.

N N/A
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8, Ground Floor Treatment Along Other Streets
_i 8 1 Along other streets, designs at least 75% of the ground floor street frontage to accommodate the

following uses retail, cultural, professional office, live/work units, residential units wiih indrwduaJ 
entiles along the street, ond'or other active space such as recreation rooms or common rooms 

J M2. Oc signs tho ground floor lieatment of those uses, except residential units with Individual entries, lo
be similar to Uml of retail space, except that wall openings shafl compose at least 50% of the street 
level facade

J 8 3. Residential arms with indhrtdua' entries include windows on uie ground floor mai look out onto the 
street.

J 8 *. H a residential units individual entry aicng the street >* the untTs pnmary entry, n is accessible (that 
is. at uwsame elevation asihe sidewalk).

J 8 6. II a residential un-t's individual entry along the street a a secondary entry. Ihe entry and any private 
outdoor space for the unit is net more than 4 or 5 steps above the sidewalk elevation Private outdoor 
open space tor the unit is be directly accessible from the unit (that is. at the same elevation).

C. Ground Floor Treatment Along AH Streets 
Street Orientation

□ J t. Locates a budding's primary enhance (defined as the enhance wtveh provides the most direct 
access to a butdeig s man lobby and is kepi unlocked during busness hours) on a public street or 
cn a courtyard, piaza or paseo (hat Is connected to and visible from a pubic street 

J J 5 Locates at least one budding entrance, which provides access to a btitkSng'*main lobby and which 
i* kepi unlocked during bustotees hours, on « pubic street 

J J 3 Provides al least one bufldmg entrance, which may be either a buidmg or temnt/residerrt 
entrance along each street frontsge

j J 4. Provide* more public enhance* than the minimum specified including building an<U c* tenant' 
resident entrances.

Podeatr Ian-Oriented Scalo
J J 6. Project utilizes sheet well massing, articulation and detail, street level building entrances and 

storefront windows and doors, as weU as the use of qualify materials and decorative details, to 
promote pedestrian-scaled architecture along the streei.

J J 6. Project utilizes architeclural features that reinfoice (he retail character of the ground street waff 
endtor help define the pedestrian environment along the sidewalk, such as canopies, awnings, and 
overhangs. (These features should be integral to the architecture of the bulldog.) 

j _j 7 Fabricates awmngs and canopies from woven fabric, glass, metal or other permanent material 
compatible witn trie burning architecture.

_J J 7a. Does not include internally ilium via ted. vinyl awnings

“Buck ol House" Uses
J J B. Does not locate electrical transformers, mechanical equipment and other equipment along the 

ground floor street waif
J J S Does not locate electrical transformers mechanical equipment, other equipment, enclosed stairs, 

storage spaces, blank walls, and other elements trial are not pedestnan-onented within 100 feet of 
the comer on north-south streets and within 50 feel of the corner on east-west streets

J 5. PARKING AND ACCESS
A. All Parking and Access
Minimize Parking, Loading, Vehicular Circulation Visibility 

J J i inlegralcs project» required parking into the project it serves Devgnn public parking os cither a 
freestanding structure or integrated into a project, provided it is ctesriy signed as pubic parking 

'J J 2. Designs project so that no parking or foadng Is visible on the ground floor of any building facade 
that faces the streel except for tho ntininum ground-level frontage icqurcd for access to ptufcing and 
loading

J J 3. Oesigns parking. loading or circulation located above the ground floor to be
1) lined by habitable floor area along ai street frontages or.
2) it the project sponsor demonstrates that it is not feasible to I me the parking with habitable space- 
above the ground floor, integrates park rig mto the building fagade
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J J 4 If parking above the ground floor that is not fined with habitable space ts permitted, includes a 

maximum three parking levels fronting on a public street above too ground floor iprovxled parking 
levels are integrated into the design of the building facade and at leas! one habitable floor is provided 
directly above the visible parkrwj levels),

J J 5. Does not Include drive-through aisles for fast tood or similar use

Drop-Oft Areas
j j 6. If prevtdng a drop-o*t area, including residential, note! and restaurant drop-off, provides ft:

1) within the cat-street parking facilities using the parking access, or
2) along the required curb line where there is a fult-time curbside parteng lane with no sxlewaOc 
narrowing.
(Exception where there is no curbside parking lane and off-street drop-off is not feasible, a hotel may 
have a d/op-off lane up to 80 feet tong provided the requred sidewalk width is maintaned )

Encourage Alternate Modes of Transportation
B J 7. Provides no more than the minimum required parking unless provided for adjacent buidmgs teat 

lack adequate parking.
9 J 8 Project sells or rents ('unbundles') parking separately from residential units and commercial

spaces in perpetuity
B J 8a. Makes parking thal is required tor residential use but that s unused and a9 commercial parkng 

available as public, parking rl« iring daybme and evenings 
J □ 9 Provides at least one secure bicycle parking space for every two residential units
□ J 9a. Provides secure bicycle parking within 200 yards of a building entrance for at least 10% of

commercial and institution^ building occupants.

Limit Curb Cuts and Vehicular Entnoa
J 10. Provides vehicular access from on alley or irad block on an costvwnl street whore feasible
□ □ 11 Limits curb cuts and periungitoading entries into buildings to Iho minimum number required and

the minimum wicth permitted
□ H '2 Project shares parking and loading access where feasible
J J ' 3. Locates parking and loading access a minimuin of 25 feel ficm a primary budding enhance,

peoesi/ ari paseo or public outdoor gathering area (This guideline shall not appy to a hotel porle 
eocheres j

j J A. Installs a wsual'audible alarm where a vehicular exit from a parking structure is located wimtn 5 
feet ot the back ot sidewalk to warn pedestrians ana cyciistj of exiting vehicles

B 8 Swnd-Alone Parking Structure*
Architectural Treatment

□ J 1 Designs poking structures to have an external sum that m proves tee bukfmg s appearance ove*
the basic concrete structure of ramps, walls and cournm This can include heavy-gage meial screen 
precast concrete panels, lamnated glass or photovoltaic panels 

J J 2. Parking structures integrate sustainable design features such as photovoltaic panels (especially
on the too parking deck) renewable materials with proven longevity and stormwater treatment 
wherever possibe

J J 3. Locates vertical circulation cores (elevator and stairs) on the primary pccesman comers and
highlights them architecturally so visitors can easily find and access these entry points 
4 Treat* the gnvmd floor atorg public streets a* specified ei Section 4

□ J a). If on Retail Streets provide* actrve ground floor use* along the street frontage of tee garage
J J b) If on other streets, ihe ground floor treatment provides a low screening element that blocks view*

of panted vehicle bumper* and headlights from peaestnans using tee adjacent s dewalk 
J J 5. Integrates signage and wayfinding into tee architecture of the parking structure.
J J 6 Integrates me design of public art and Lghting into the architecture of the structure to reinforce its

unique identity. (The is especially important for puttie parking structures to aid m visitors finding them 
upon arrival and getting oriented lo Downtown )

J J 7 Interior garage lighting does not produce glaring sources towards adjacent residential units, while
providing safe and adequate lighting levels per code
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Landscape Treatment
□ -13 Slrcetecape and landscaping complements the building design (If a parking structure is wall-

designed. it does not need to bo screened by dense landscaping in on urban setting.)
J J 9. If tee reviewing agency determines teat conformance with the ar chi lector at design standards and 

guidelines in 5. A is not feasible, screens the unattractive parking stiuciure with landscaping.
~1 U tO Provides a green screen’ thal is coordinated wilh tee buikfcng design, along mill tee lequiied 

streetscape Improvements.
J _1 tl. Alternatively, provides an aoaticru) row of evergreen columnar trees in a minimum Mbotwwe 

setback ana staggered wttn tee street tree* The seteack and street trees. In combination, screen 
the parkng structure from view.

C Alleys and Building Walls Facing Alleys 
Maintain and Enhance Alleys

□ 9 1. Vacates no existing alleys, unless:
a) vehicular access to the project Is provided onfy at tee former intersection of the aley wth tee 
street
b) . vacating the alley win not resutl in the need for additional curb cuts tor other parcels an the same 
block; and. c). an east-west pedestrian paseo at toast 20 feet wide will be provided in the middle 
third of tee block as part of the project

j Si 2. Does not gale any Downtown alleys. Removes existing gates where feasible

Us* Alley* Primarily for Vehicular Access. Loading and Service 
J B 3 Purposes most alleys primarily for vetveiilar access and loading, excepting ■pedeslrian-pnonly* 

alley*, as designated by the Reviewing Agency, which are typically located in tee City Markets 
district.

J 10 4. Provides access to parking from an alley where one exists or can be provided.
J 10 5. If there is no alley and the project includes frontage on an east-west street, provides parking

access at mid biock on the east-west street

Access to Utilities and Mechanical Equipment
J B0. Locates access to electrical transformers on an aley where one exists or can be provided.
J H 6a. tf located adjacent to a sidewalk, transformer is screened did incorporated into the building lo 

read as a storefrore or office.

Building Wat<s ihat Face Alleys
J B f. Designs bolding wads teat lacs alleys to be visually attractive, although they may be designed 

more simply than street-facing facades
J H B, If parking levels are visible, desiyis teem to altevate tee honzontatity and lack of articulation and 

to screen lighting from the public rights-of-way and surrounding residential units, as described in tee 
prior discussion of free-standing parking structures.

Ensure Residents are not Adversely Impacted by Use of ABey*
J ■ 9 Requires each home buyer arid renter in the Downtown to sign a statement acknowledging teat

a) Sound levels may be higher than in other locations due to traffic on streets and a leys, street 
activity, ground Aock uses. vehicular loading, and trash collection
b) There will be additional development all around them
c) A liny* will be used a* the primary access to all parking in Ihe Downtown and for loading, utilities 
and trash collection

□ 0 10 Does not locate residential units on the ground floor adjacent to alleys, In older to reduce light
gla/e, and no it© concerns

J #11 Design* residential unit* to maintain interior sound fevet*. when windows are dosed, at below 
46 dB (Because the exterior sound level may exceed 60 dB, measures (n addition to conventional 
construction are suggested to moot the intooor standard, including:
a) . Use of 174' laminated or double glazing in windows
b) . Instillation of rubberised asphalt in tee alleys.)

J B 12 Subject to approval by BOE. installs permeable paving to infiltrate storm water and eliminate 
standing water.
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-J 6. MASSING AND STREET WALL
A. Massing

J 3 1 0'ed‘.i L<tiyc ptujvcis into <■ »ert«» erf appiaprlately scaled buildings so that no bolding is rncre then
300 leet in length Provides a passageway a! least 20 feel wide between bold ng»

J 3 2. Maintains a consistent street wall along buldtngs street frontages iWmie variety In massing can 
occtr through step-backs as a building ascends upward, it s not requred )

□ 3 3. Does not feature monolithic siab-like structures that wail off views and overshadow ine surrounding
neighborhood

□ □ A Provides a 3-0 diglai model r Google Earth SketchUp formal to assist staff in understanding the
proposed massing of a project

B Street Well
3 J 1 Locales steet wafts m relationship to Ihe hack of sidewak as specified in Table 3-1
J Cl 2 90% of a building s street wal s have the mntrnum number of stones soecified in fable 6-1

(Wall* above the ground floor that step back less than 15 feet frem the ground floor street wall are 
considered to be part of fhe street wail.)

□ 3 3 Step backs judsoousl/ appied to minimize disruption of the overall street watt Bjki ngs may, but
are not required to. step back above the minimum height required along the street

□ 3 4 Limits breaks in the street waI to those necessary to aomnvnodate pedestrian pass-throughs
public plaza*, entry forecourts, permitted vehieviar access driveways and hotel droo-off*

3 3 5. Provides an kJentifiafcle break between a budding s retail floors (ground level and in ion* cases
second and third floors) and upper floors. This break may consist of a change m material, change m 
fenestra toon, or similar means

C. Spacing
J 3 t, Provides • space of at feast 60 feet between the portion of a tower above ISO feet nnd an exiting 

or pcssbie future towers, both on tho same btodi and across the street, except where 
a) tho tower* *-c offset (siagpe*ed),
U) tie largest windows m primary looms are not fawny one another, or 
c> the towers are curved or anged as i lustra ted in Fgne 6-2.
(Where there is an exisBng adjacent cower, the distance should be measured from me wail of the 
existing adjacent tower to me proposed tower. Where there ts no existing adjacent tower, but one 
could be constructed in the rutuie, the proposed tower must be 40 fee: from an interior property line 
and 40 feet tram the they center line shared with the potential new tower at shown in Figure 6-2 )

J 3 2 Designs project so that the shortest horizontal distance between the specified window of one
residential unit and the specific wndow or wall of another residential unit in the same project Shall 
nave, at a minimum, the line-cf-sigm distances from the middle of the windows speeded ir Table 6-2 
below

□ 3 3. tnsta Is operable wmoows n all dwelling units to provide natural ventilation.
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3 0. Tower*

Tower Massing
3 3 I. Designs lower mossing lo reduce overall btek end to appear slender

2. idweis may extend directly up from (he property line at the street and are not required to be 
setback

3 3 3. Tower swbny and messing msmUMis key views to unpurtanl natural and man-made features

Tower Form
j j 4 Designs toweris) to achieve a simp* faceted geometry (emptoving varied floor plans), and exhibit 

big. sanpie moves They do not appea' overwrought or to have ovet-manipulated elements 
J J 5 "towers that emulate a more sreanttne modem style (such as a Mies van der Rohe tower 

employing a single floor plan) provide variety trvougn subtle details tn trie curtan wad. and the 
articulation of a human- scaled base a? the street level

3 II 6 fa project has more than one lower, they are complementary to each other and employ the same 
architectural design approach

□ 3 T if building is over 150' tall (the histone datum for Downtown) rt Is not histonclzed. (Buddings over
150’ are contemporary interventions m the skyxne and should appear as such )

3 J 8 Designs tower's primary bufdino entrances at a scale appropriate to the overall size and design of 
the tower and marks them dearly

3 3 8 Delneates the bu ;c»ng s top with a change of detail to meet (he sky with a thinner form or tapered
overhang

3 7. ON-SITE OPEN SPACE
Puoticly Accessible Open Space

j g 1 Project utilizes 50% reduction m required open space mcenive by including open space llwt is
a). Located art the ground leve, 
b> Open to the public durtng eayigbt hours 
c) At least 5.000 square feet in sue:
dj Lined with ground floor spaces designed for retar. especially restaurants that include outdoor 
dirvng, and or cultural uses, along at least 20% of its frontage;
e|. At least 40% andscaped. including usable lawn or lawn alternative; and includes a) least one 
gathering place with fourtan or other focal element.

□ ft 2. tf txock Is longer than 400 feel (the north-south dimension of mosl Downtown blocks exceed 400
1eet). and project includes more than 300 feel of frontage or is located in the middle of the block, 
provides one mid-bock pedestrian pathway or paseo. whch is open to the public 

3 ft 3 If providing a paseo, the paseo
a) is at least 15' wide at a minmum and 20 wde average.
to) Has a Pear fcne of sight to toe back of the paseo gathering place, or focal element;
c) Is at least 50% open to the sky or covered with a transparent malenal
d) la lined with ground floor spaces designed for retail especially restaurants, and/or cultural uses 
along at least 50% of its frontage, and
c) Includes o1 toast one gathering place with a fountain or other focal element.

Resident-Serving Open Space
3 3 4 Provides site landscaping and residential open space as required by Section 12 21 .G. of the

Zoning Code, except as follows
3 3 5. At least 50% cf the required trees are canopy trees that shade open spaces, sidewalks and

buildings.
3 3 6. If the reviewing agency determines ihai the required bees cannot be accomodated on-stte

required bees are planted off-site in the foltowng focatems in order of preference neartiy streets 
public parks and pnvate projects (variances from the required number of trees are not permitted.)

Nto*archy of Common Open Spaces
3 J 7 locates orvstte open space types in retailor to the street and permits pub ic access dunng normal 

business hows as specified tn TaWe 7-1 (or the next page)
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□ 9- Towers
Tower Massing

J 3 V Dougna tower ma**mg to reduce overall bjk and to appear slender
2. Tower* may extend directly up from the property bne at the street and are not required to be 
setback.

J J 3 Tower siteig and massing rnaaiUuts key views to important natural and man-made features

Tower Form
□ 3 4. Designs towels) to achieve a simple race ted geometry (employing varied floor puns), and eihJon

Wg, smpie moves T hey do not appear overwrought or to have over-manipulated elements 
U j 5. Towers that emulate a more streamline modem style (such as • Mies van der Hone tower 

employing a single floor plan) provide variety through subtle details tn Uiecurtan wad. and the 
arhcufation of a human- scaled base at the street level

□ Si 6. ii a project has more than one tower, they are complementary to each other and employ the same
architectural cevgr approach

'J J 7, If building is over 1$0‘ tali (the historic datum (or Downtown) ii» net histoncizac. (Sutdmgs over 
150 are contemporary interventions tn the skynne and should appear as such.) 

j J 6. Designs tower's primary pudding entrances at a scale appropriate to the overall size and desgn of 
the tower and marks them cfearly.

J J 9 Deineates the buildings top with a change of detail to meet the sky with a thinner form, or tapered 
overhang

j 7. ON-SITE OPEN SPACE
Publicly Accessible Open Space

J St. Protect utilizes 50% reduction n required open space incentive by including open space that is
a) . Located at the yound leve;,
b) . Open to the puttie during daylight hours
c) At least 5,000 square feet in size
dX Lined with ground floor spaces designed for retai, ts pec ally restaurants that inctode outdoor 
dming, and/or cultural uses along at least 20% of its frontage.
e). At least 40% andscaped. Including usable lawn or lawn alternative; and includes at teas! one 
gathering place with fountain or other focal element

J 5 2. If fro* ts longer than 400 feel (the north-south dimension of mosl Oowntown frocks exceed 400
feet), and project includes more than 300 feel of frontage- or is located in the middle of the block, 
provides one mid-frock pedestrian pathway or paseo. wh en is open to the pubbe 

3 8 3.lf providing a paseo. the paseo
a). Is at least t5‘ unde at a mnmum and 20 wde average
to( Has a dear (me of sight ro the back of the paseo gathering place or local element
c) Is at least 50% open to the sky or covered with a transparent material
d) Is sned with ground floor spaces designed tor reuil especially restaurants. and/or culture. uses 
along at least 60% of its frontage and
ej Indudes at least one gathering place win a fountain or other fbcai demcnl 

Render (-Serving Open Space
J J 4 Provides «1e landscaping end residential open space da required by Section 12 21 G of the 

Zoning Code, except as tofkiws
J 3 5 At least 50% cf the required tree* are canopy trees thai shade open spaces, sidewalks arid

blindings.
3 3 Ml the reviewing agency determines that the required trees cannot be accomodated on-slte

required trees are planted erf sue in the loiiowmg locations m order of preference nearby streets 
public parks and private projects (Variances from the required number of trees are not permitted )

Hierarchy of Common Open Spaces
3 3 7 Locales orv-sile open space types in relation to the street and permits public access during normal

coyness hours as specified in Table 7*1 (on the next page;

S3

Table 7-1: Open Space-to-Streef Relationship and Puttie Access Requirement
Open Spous Type Location Connection to Street Public Access
AtsrfeniiaJ Setbacks street level private with visual access rotraouired
Peaeos street (aver (feed connedjoe reqwred required
Entry Forecourt* street level* direct connection required required
Courtyard* street level or aoove grade deed connection not tequued not enured

Ram street level* dract connection requred reqiared
Roof Tense** *6ovo grade or rooftep Aid connection rot raqiarad not ror^irwf
lln< * .p in 7 l » ■ »W-A lw*f

Y

$ 1
G □

S 8

s a 

G a

g a

s H

g a

5 U

S a

H N/A
Outdoor Activity Amentt/ee

y 3 8 Provides landscaping and seating in each open space type as speeded in Table 7-2. Planters
planter boxes and similar planting containers may conn! toward this requirement 

Cl 8S8. Incorporates amenities in plazas and courtyards beyond ihe minimum required, including
permanem and/or temporary seat ng. to facilitate their enjoyment and use. Seating is placed with 
consideration to noontime sun and shade, deciduous bees should be planted as the most effective 
means of providing comfortable access to sun and shade

Table 7-2: Landscaping and Seating

Open Spec* Type Mnlmuin Flamed Aiea Mlntiman Seating

Paseoi 10% 1 seat per 2.COO SF
Courtyards 25% 1 seat per 500 SF

Pans 25% 1 seet per 500 EF

Kool Terraces 26% None specified

Landscape Elements
J □ to. Cn roof terraces, incorporates trees and other plantings in permanem and temporary planters 

ihat provide shade, reduce reflective glare, and add interest to the space 
3 J lO.a. Provides permanent and temporary seating placed with consideration to sun and shade, and 

other factors contributing to human comfort.
3 J 11 Landscape elements support an easy transition between indoors and outdoors trough such 

means as weH-srted and comfortabte steps, shading devices andmr planters that mark building 
entrance*. etc

□ J 12. Landscape elements estabfcsh scale and reinforce continuity between mdcor* and outdo©'*
space

J 3 12 o. Provide* mature canopy trees within open spaces. cspcooBy along streets and required
setbacks

3 3 O Landscape element* provide scale texture and ookx A rich, coordinated palette of lancscape
elements that enhances (he Deveiopmcni Sie* identity i* encouraged 

J J 14 Landscaping is used to screen O' freak up the mass of blank waits For example, trees and 
shrubs may be planted in front of a blank waii where mere is room or wnes may be trained on me 
wall where space -s limited.

E. Coniamment of Open Space
□ □ 15 Contains open space along a minimum percentage of its penmeter by building and/or

aichitectural features as specified in Table 7-3

Tame 7*3: Containment of Open Space

Open Spec# Typo Minimum Containment

Pstsos 2 sde*
Entry Forecourts 2 sde*

Courtyards 3*d«*

Psos 1 side

Roof Terraces none
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D, Windows and Doors
3 J 1. Window placement, wzo. material and style help define a building's architectural style and 

Integrity.
3 8 2 In buildings other than curtain wall buildings, wmdows are recessed (set back) from the exterior

building wail, except where inappropriate to the building s architectural style. Generally, the requred 
recess may not be accomplished by Hie use ol plant-ons around the window.

□ □ 3. Windows and doors are vrefHtetaited where they meet the exterior wall to provide adequate
weather protection and to create a shadow are,

J J 1. If including ground-floor window and door gtazng. it is transparent and non-reftecuve
J J 2 Above the ground floor, both curtain wall and windovw'docf glazing have the minimum reflectivity

needed to achieve energy efficiency standards Norweflective coahng or tints are preferred.
J J 3. W design utilizes translucent glazing uses only a wmrted amount to provide prrvacy.

F. Lighting
J 3 1 AH exterwr lighting (building and landscape) is integrated into the building design, creating

a sense of safety, encouragng pedestrian activity after dart* and supporting Downtown s vital 
nightlife

3 3 2 Project develops a sysiem cr family of lighting with layers that contribute to the night-time
experience, including facade uplightmo. sign and display window iUuminafien. landscape and 
streetscape lighting

j □ 3 Architeclixai lighting relates to the pedestrian and accentuate major aiehuleeturat features
J J 4 Landscape lighting l« of a character and scale that relates to the pedestoan and hightighi* special 

landscape features
3 J 6 Extenor lighting is shielded to reduce gfare and eliminate light being cast into the rught sky.
J J 6 Integrates Mount/ fighting into the architectural and landscape lighting system
J J 6 a. Security lighting is not distinguish able from the project's overall lighting system
3 8 ? Illuminates eileys for both vehicles ana pedestrians.

O. Security Grills and Roll-Oown Ouots and Window?
J □ 1 Does not include exienor roB-down door* and security grills except as noted below
J J 2 Subject to appiovai ot the Reviewing Agency, prefect may include interior red-down doors and

security yliies. provided they are at least 75% transparent (open), retractable ana designed to be 
fully screened iron view during Dusmess hours.

J J 3 Subject to approval of toe Reviewing Agency, exterior security g riles and roll-down doors may 
be permitted in the City Markets, provided lh€y are designed lo be full/ screened from view dunng 
business hours

H. Minimizing Impacts on Neighbors
J 3 1. Mechanical equipment is either screened from public view or the equipment itself is integrated

with the architectural design of the building.
□ 3 2 Penthouses are integrated with toe buildings architecture, ana do not appear as foreign

structures unrelated to the building they serve
□ □ 3 Locates ventilation ntakes/exhausis tc minimize adverse effects on pedestrian comfort along

the sidewalk Typically locating vents more than 20' vertically and horizontally from a sidewalk and 
dreeting the ar flow away from the public realm will accomplish ton objective 

3 3 4 Screens antennas or taletide dishes
j □ S Lighting (extenor building and landscape) is directed away from adjacent properties and

rcacways, and shielded as necessary in particular no light is directed at the window of a residential 
unit either within or adjacent to a project

J J 6 Reflective materials or other sources of glare (like polished metal surfaces) are designed or
screened to not impact views nor result in measurable hoot gam upon surrounding window* either 
wrthn or adjacent to a project

3 3 7 Other source* of stare, such a* polished meta, surfaces, shall be designed or screened to not
impact views from surrounding window*

11
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J 9. STREETSCAPE IMPROVEMENTS

A. Responsibilities of the City and Ollier Public Agencies
3 8 1, Recognizes toe shared use cf streets not just for moving traffic. but equally as.

a) . The front door to businesses that are the economic and fiscal foundation of the City and
b) . outdoor open space for residents and workers in a City ihat is severely lack ng In pubic open 
space That ts, recognize that ail streets on which residential or commercial development is located 
are 'pedestnan-onented streets' and design and improve them accordmgy,

J » 2. implements trie standards and guidelines n this document that pertain to improvements within
street nghts-of-way. inciutfing sidewalk configuration and sbeetscape improvements 

3 V 3. For improvement projects undertaken by public agencies, complies with toe Downtown Street 
Standards and all standards and guidelnes in this document, including sidewalk width, sidewa k 
configuration and streetscape improvements In the case of sidewalk width, acquisition of rights-of- 
way or easements from adjacent property may be requred 

□ * 4. Does not unreasonably burden pro pert,' owners, developers and business owners with
complicated regulations and protracted processes

B. Responsibilities of the Developer or Lead Public Agency
-J 3 1. Provides sidewalks, parkways and walkways as specified in Section 3.
J 3 7 Installs and maeitams the wnpmvemenN specified in this section
-i -J 3. Executes a Maintenance Agreement with toe City by which the developer or Lead Pubf c Agency

agrees to maintain the streetscape improvements and accept* liability for them.
J J 4 install* toe ornamental street lighting specified m sub-section G and agree* to an on-gomg 

assessment by tho City to maintain and oporate tho lights

C. 61 do walk Improvement whore Future Roadway Widening May Occur
1. Where:
a) , a street tied cation has been made In the past or i* required at the time of development and
b) . the roadway ha* not been widened, that portion of the sidewalk located In toe potential future 
widening shall be the Temporary Sidewalk Zone.

3 3 2 The Temporary Sidewafc Zone is not be included in toe required sidewalk width.
3 3 3 Street trees are not planted In the Temporary Sidewalk Zone
J 8 4. On streets where conorueus landscaped parkways are requred, develops toe Temporary

Sidewalk /one as a landscaped parkway. Designs toe imga&on so that the portion tn the temporary 
Sidewalk Zone can be removed without damag ng the rngaton in the remaining parkway 

J J 5 or> streets where tree wells ar* required, paves the Temporary Sidewalk Zone as an extension of 
the permanent Sidewalk with an expansion joint at (he future back of curb

D. Curb Extensions and Crosswalks
3 ® 1. Mid-block crosswalks are provided on alt blocks 550’ or longer, subject to approval by LADOT
•J -J 2. Curb extensions are provided at a I comers and midblock crossings except at toe intersection of

two arterial streets (Major or Secondary Highways) and on streets where the curb lane is used as a 
peak-hour traffic lane, subject to approval by LADOT

E. Paving Pattern
3 8 1 if in the LASED Streetscape Plan area, installs the paving pattern specified in the adopted

Streetscape Plan
J 8 2. If on Hope Street, mctaJs the paving pattern used between Olympic Boulevard and Oth Street.
3 8 3. if «n any of the ether locations north of toe 10 Frooway, intaiis tho standard CRA/LA edge band

Tho odgo band detail re included in Appendix B

F. Street Trees
Tree Species and Spacing

3 3 1 Plants street trees in conjunction with each project. Irvlieu fee* arc not permitted.
-J 3 2 Spaces trees as specified by C4y staff, but not mete than an average of 25 feel on center to

piovlde a more-oHess continuous canopy along toe sidewalk.
J 3 3 Spaeng from other elements is as specified by toe urban Forestry Division (UFOyDureau of

Street Services.Department of Public Works, except trees may be 6 feet from pecesinan lights. The 
Applicant agrees to mamm the trees so mat the pedestrian tights are accessible tor maintenance 
purposes

12
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_l 3 4. Trees are RpecieVcuttiva/* that wll achieve 3 mature height, 9-ven siloeonaitiani of at 1*3*1
40 feet or Major Highways Class II and Secondary Highways and 30 feet on other streets with a 
mature canopy that can be pruned up to a height of 14 feet. Typically street trees wit acteevc about 
two-thirds of the mature height specified m Sunset Garden Book 

3 3 5. SpeaeVculIrva:s me as shown in the Master Tree Lett in !hc Appendices, unless otherwise
approved by the Reviewing Agency and UFD

J □ 6. Required street trees are be shade trees However if approved by the Reviewing Agency and
UFO. palms may oe planted between or m eddftion to required shade trees.

Planting Standards
J J 7. Plants minimum 36' box trees
□ a 8. Parkways are planted with

a> turf or turf substitute that is level with the aqacent walkway and waikahte or
bj groundeevef or perennials at least 18 inches but not more than 3 feet tab. except wittwi 2 feet of
tree trunk*.

J □ 9. Where tree weSs are installed as pemutted/specrtled tn Section 3. tree wells are
a| planted as described above.
by covered with a 34nch thick layer of stab if zed decomposed granite, installed per manufacturers 
specification*, and level with the adjacent walkway or 
c) covered by a tree grate

J J 10 Where gap-graded (structural) soil is required by Section 3. ft is installed to a depth of at least 30 
inches beiow the required miscellaneous base material under the concrete sidewalk fer (he entire 
length and width of the sidewalk adjacent to the project, except
a) , gap-graded sctl is not required under driveways and
b) . adjacent to existing bui kings, the existing soil should be excavated at a 2:1 slope away from the 
butkkng wall or ae required by the Department of Suiting and Safety to avoid thonng of the building 
footing

j J 11 Irrigates the trees and landscaped parkways with an automatic irrigation system In-line drp
rogation (Netafim or equal) is preferred. Spray heads or bubblers may also be useo provided they 
adequately irrigate bees (minimum of 20 gatons per week dispersed over the root rone) and do not 
directly spray the tree trunks

-I J 12 Maintains and prunes street trees as specified by the Urban Forestry Dtvts on. Including: ootaln 
a permt prior to pruning and adhere to International Society of AAoriculture (ISA) Tree Pruning 
Guidelines wKJAmencanNational Standards Institute (ANSI) A300 standards. These guidelines 
profit rl 'topping" and 'neadaig

G. Street Lights
J J 1. If on streets with an established historic street light, continues die predominant street light pattern 

modified as required by SSL to meet current illurrsnation standards, using replicas cf the histone 
street tights as specified by BSL

J M 1.a. if a project includes roadway widening, refurhishe* and relocates ihe histone street lights with 
supplemental repScas as required by BSL

□ 3 2. In other locations, pedestrian street kghts as specified by the Reviewing Agency and approved by
BSL are ittachec to each existing roadway lignt and a matching pedes Iran light on a pole specified 
by the Reviewing Agency and approved by the BSL and are installed approximately equidistant 
between the roadway lights Pedeslrian light sparing must he carefully coordinated with street tree 
planting tn order to meet BSL spacing requirements and maintain the required tree spacing An 
alternative Hire*! tghling pattern may be approved by Ihe Reviewing Agency and BSL 

J □ 3. Pedestrian street light* are set back from the curb on wide sidewalks metalled on private property
as fellow*:
a) Where eteewaks am at least 24 feet wide, the pedestnan lights may be set back between the 
dear path of travel and the commercial activity zone adjacent to the bulking
b) . Where the building a set back from the sidewalk, the pedestnan street lights may be installed on 
poles tiratify adjacent to the back of sidewalk
c) . Ail light sources slid!) provide a warm (yellow, not Okie) tight if metal halide or hJ^vpressLire 
sodium or, pieferabty, LED lights that produce a simlai quabty of tight.
d) AJI epic systems shall be cut-off
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H Streetscep* Project Approval and Permit*
( 1 A-pcmvt. (Refer to the Downtown 0«ign Guide )
81 2. Revocable Permit (Refer to the Downtown Design Guide.)
■ 3. O-Permt (Refer lo the Downtown Design Guide.)

s a j

J 10. SIGNAGE
A. Master Sign Plan

3 1. if the project a over 50.000 square feel, or has more than 50 residential units, submits a master
sign plan for the entire project during the design development phase. The master sign plan identifies 
al s*gn types that can be viewed from the street, sidewalk or pubic right-of-way
The plan shall be designed and prepared by a single graphic design firm or signage design 
company to assure a cohesive, integrated approach to the variety & signs required for building 
identification, wayhndmg and regulatory needs
The master vgnaQe plan shall include
a) A site plan identifying location of all sign types and that identifies each proposed sign by nirober, 
showing its location in relation to structures, walkways and landscaped areas:
b) A matrix describing general characteristics of each sign type, sign name or number illumination 
dimensions, quantity); and
c) A scaled elevation of each sign type showing overall dimensions, sign copy, typeface, materials, 
colors and form of illumination.

0 3 3
S 3 3

B. Signage Guidelines by Typo
Corporate Campus Signs

S 1. Signage reinforces tho corporate or campus identity
B 2. All signs integrate with the architecture, landscaping and ighting, relate lo one another in their 

design approach, and convey a clear hierarchy of information.
G 3 3 21 3. Sign* that hold multiple tenant information oie desired *o cnftvidual tenant information b

organized and clear within the visuai identity ot the larger campus or building
4 For buildings oven 20 feet tall, see requirements for tail building signs

O a> L

Residential Project Signs
3 5. Signage reinforces the identity of the residential complex and is visible from the most prominent

s a j
public comer or frontage

J 6. All signs are integrated with the design of the projects architecture and landscaping. As a family 
of elements, signs are related in tneir design approach and convey a dear hierarchy of information

g a j 3 7 Signage identifies the mairvVtsitor entrance or lobby, resident or visitor parkng, community
facilr.ie*. major amenities and commercial use*. These signs are related «n style and material and 
are appropriately scaled for the intended audience

G m j j 8. Signs am not too targe or duplicative, because residents soon team the protect enines and 
facilities

G M J
$ ID J

3 9 Sign* for community facilities are prominent and easily read by first time visitors
J 10 Mixed-use projects with commercial or retail tenants comply wrlh the retail section be ow

G a 3
Rilail Signs

J 11. Retail ttgns are appropriately scaled for the primary rawing audience (pettestrian-onenied 
districts require smaller signage than fast moving automobile-oriented districts).

GW 3 3 12. The locution, size, and appearance ol tenant -dentil)cation signs contributes to street activity and
enhances the street-level experience that is appropriate to each Downtown district or neighborhood

GW 3 3 13. I* project have have multiple storefront tenants cf similar size at signage » of the same type
(i.e.. cut out letter*. Wade, or neon) and the same relative size and source of illumination Retail 
tenants appear to be different by their store name, font color and type of retail displays.

5 J J V 14. II llv project involves historic buklsigs with ground flour retail. signs do nut obscure the 
architecture, but are integrated into the original or restored storefront elements,
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3 Toll Building Sign* (building is at lass* 120'tail)

Location
3 3 15. a). If on u flat topped Ourlding, Toll Bulding Signs ore located between the top of the window* on

the topmost floor end ttie top of tho roof parapet of within an area 16 feel below the top of the roof 
parapet

3 a b). If on buildings with stepped or otherwise articulated tops. TaB Building Signs are located within
an area 16 feel below the top of the busking or wiuwi an area 16 feet below the top of the parapet of 
the man portion of the building below the stepped or articulated top 

J 3 cj, Tan building s gns a/e located on a wan and may not be located on a root including a stopng 
tool, and may not bloc* any windows.

Maximum Sign Area
□ J 16. A Tall Bwking Sign does not occupy more than 50*. of ihe area in which the sign may be

located on a single bui ding face or 800 square feet, whichever«less and includes at most, only a 
singse Irte of text

Number of Tali Building Signs
J J 17 Buidings have no more than two Tall Building Signs on any two sides of the building. *n the case 

of a cylindrical or elkpuca building, the building is considered to have tour quadrants, which will 
in no case exceed 25% of the perimeter of the bulking. Botn Tall Bulking Signs on a building are 
identical

Materials
3 3 18. a Tati Building Sign* are constructed of high quality, durable materials thai are compatible with

the bunding materials. Cut-out letter* that are indivxlualty pm-mounted and backtt are encouraged 
3 3 18. b No box sign* are included.

Orientation
J 3 19. TaJi Building Signs a/e not onenlcd t&we/d nearby residenftal neighborhoods, to the extent

feasible,

Flexibility.
3 3 20. Tall Building Signs a/e designed to be changed over time.

Other Guideline*.
3 3 21. Tail Building Signs meet die following guidelines
3 3 a) The use of symbols, rather than names or words
J 3 b). Tali Building Signs are Integ/aied into the architectural design of the building

c). Tali Building Signs are illuminated at right, and project includes distinctive building tops, and Ihe 
two are integrated Lighting of Tal Building signs should mc’ude backighiing that create* a "halo* 
atound tho skylight sign. Backlighting may be combined with other typos of lighting

C Signage Guideline* for All Sign Type*
Signs In Context

J 3 1. Signs i» concerned a* an integral part of the proved design so as nc« to appear a* an
afterthought

3 3 5 The location we and appearance of sign* complement* the bidding and ii cocrdina/e with the
character of the Downtown district in which they are located 

3 □ 3 Sign* respect residential use* within arid adjacent to a project The intent i* to promote a more
peaceful hiring environment witocut undue impact* upon residential use* Where sign* are visible 
from residence*, utilizes small sign*, no animation, limited bghbng and shorter operating hours

Sign Location in Relation to Street Trees
3 3 4. No signs are located between 14 feet above sidewalk elevauon and 40 feet above sidewalk

elevation to avoid conflicts with the tree canopy, except where the Applicant demonstrates that no 
conflict will occur of in locations were sheet trees are not requred.
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5. If, to accommodate tenant sign* below the tree canopy, a street tree* lateral branches ore 
removed below a height of 14 feet above the eidewaik elevation, removal provides that 
o) no removed branch has a diameter of more than 1/4 of the bunk diameter or 3’, whichever is less, 
and b) the total tree height is 2.5 times the clear trunk height
For example, If the total tree height is 35 feet, the lateral branches along the trunk may be removed 
bdow 14 feel. If the total lice height u» 25 feet, the lateral branches may be removed below 10 feet 

S K 3 3 6 Trees rnay not be topped or headed back on the »des to expose signs If a tree is topped or
headed back to expose a siyi, the tree shall be replaced by the *gn permit holder or sign owner with 
a tree equal n size to the topped or headed tree prior to topping cr heading

G »
S K

S tt

Sign illumination and Animation
J 3 7 includes illuminated signs that relied the indMduai character oi the Downtown distncis.
J J 8. Signs use appropriate means ol lOummabon. These indude: neon tubes, liber optics, incandescent 

lamps, cathode ray tubes. *Nelded spotlight* and wall wash fixtures 
3 3 9 Signs are no! illuminated later than 2 a m or earlier than 7 a m

S 19 
S K 
S 9
s aS 9 
S 9
s a

Prohibited Signs
3 J 10 The project does not indude the following siqps 
3 J a). intemaSy illuminated awrencs
3 J b). Conventional plastic faced box or cabinet sign*
3 3 c). Formed pastic faced box or injection molded plastic signs
3 3 rt) Luminous vacuum formed inner*
3 J e) Animated« ftwhng sign*
3 3 f> Wall mural* covering windows

S 3

G 3

S 3

S 3 
G 3

S 11. PUBLIC ART
3 B 1. Ml artwork erected in ot placed upon City property Hi appioved by tho Department of Cultural

Afiairs in some cases, it may require a speoal maintenance agreement with ire appropriate BID or 
similar community organization

3 9 2. Artwork in prrva’ety owned developments » fjfiy integrated into the development s design, tn
the most accessible and visible locations, tnclosed lobbies and roof top gardens are considered 
appropriate locations

3 ■ 3 Artwork in retail streets and developments is to be viewed in relation to existing signage and shop
frontage

3 B 4. Attention is paid to how the artwork wiB appear amidst mature landscape
3 a 5 Special care has been taken to avoid locations where artworks may be damaged, such as the

vehicular right cf way.

12 CIVIC AND CULTURAL LIFE
3 3 1 Application include* a de»cnption of how your project will

a) . Contribute to the av-c and cultural life of ihe Downtown.
b) Connect to existing elements illustrated on the mop in Figure 12 1.
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tliniorir Downtown l.<» An^ra Dodgn Co ill dim's - Prujret fimtiidcnn’ Aiulv^i* 
Prepared for The Mcian Project at X5U .V Hid Street

Date Prepared: 1‘ehruarv lb. 2016 
Applicant: M.ipk Multi-Family I anti CA. I P 
/one: C5-4D 
Introduction:

Jlic iintoni; Downtown 1>oi Angeles Design Chiidcimc>* study area *s bound by the properties that trout 
the north side of 3* Street, the properties that front the east ride of Main Street, the properties that front 
the south side of V* Street, and the properties that front the west side of Uill Street. The Aiexan Project in 
located on the southwestern edge of the flirt one Downtown Los Angeles Design Guideline's defined 
area. The purpose of the Historic Downtown lam Angeles Design Guidelines (Historic Design 
Guidelines), while voluntary, is to aid all parties embarking upon effective preservation and adaptive 
reuse projects in Los Angeles’ histone commercial center with design and development guidelines that 
help highlight and promote the historic character of kite Historic Core. The Histone Ltesign Guideline, 
serve as a tool lo enhance economic activity and attract investment in the area by encouraging high 
quality, historically compatible design.

11 te following project consistency analysis focuses on applicable sections of the Historic Design 
Guideline* for New Construction. Infill Oomtnielinti and the Hill Street Sub-Area with regards lo the 
Modified Project. It is important to note that Ihe Approved Project did not demonstrate consistency- with 
the Historic IXaign Guidelines within the previously approved MND for the IVojurt.

lihp«-Uvr | IVojretComfiicncv Anahits
A5nr CmiHitdim Kev Point* (Pant* U-Ci
• IVionncs for new construction and additions 

include: butld-to-lhe-sueet, particularly el comas; 
construct infill buddings at vacant or underutilized 
sties slung mojo* streets; and modify iKm-tastcnc 
buildings so that they conlnbuie visual interesl and 
qunlity

The Modified Project would convert tn underutilized 
surface perking lot at the comer of a major mictaxiion 
irflo a mooed-use building built to the street The 
project's compnl^ilc archiiccuun) design would enhance 
and complement the character of development in the 
immediate ntijdiboihoods. The Modified Reject's 
ground tkx* pel nil and restaurant space would engage 
pedestrian activity in the area. As such, Ihe Modified 
Project would be consistent with this guideline.

• Construct new buildings, of compatible design with 
the suioujvltug neighborhood, on existing siafaee 
parking kas ( oroer sties, because of Iheir 
importance tu establishing the urban grid, should be
a priority

The Project Site is euricitlly developed with a suiface 
parking or, which has been identified hy the Histone 
Design Guidelines for infill development. The Histone
1 *e*ign 0 redefine* promote omonicDan of new 
building, that enhance the surrounding htstoricuf 
binldinp. and neighborhood with contemporary 
arrhaecnse M depicted in Figure!!-25, Design 
Guidelines Digram, of the Deject Description, the
Project'fe design is respectful of the border jjg 
architecture and «vcctscnpe, and the Project's uc-s pi 
incorporates elements lo create a continuous, engaging 
sltwGcBpe nod street wall. Thus, ihe Modified Pa>,w.t 
would he comwtom with Ihts iruideltru:
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• luwouiqgc creative and inmft&ttvc contemporary 
designs fix new buildings rn the Histone 
Downtown. especially on Broadway. where bold 
design wiR .-emiplemeni the exuberance of 
Broadway's the ale rs

While not on iheadway, the Modified Project would tv 
contemporary m design and be dcally diflccvnliutcd 
from As surrounding histone context The Project's 
podium would respond to i& exerting ccntoa, especially 
the sol and com>« \ iiws of ihe adjacent histone
Cr&adway Trade Center, as well ay its ihythnuc bay 
proportions, la curry n consistent style throughout the 
block along. *>lh anJ Kill Streets As such, ilm hlodified 
Piuicci would euranlv with uus auuklivc

• Consuwr the differences in character of the four 
itisjur Iren ili-south streets in die study area (Hill 
Broadway, Spring, and Mm} wher designing infill 
construction

The fagwle of die building Homing Hill Street would 
designed u> complement the nrchitecrite of the histone 
bu)(d<r$P to the north, south aod west, with dcsisn 
fntures Lhat match the proportion, srreet wall, rhythm 
and 'teak of ihe htrtortc budding’s sill and coorvioc Uik?.
As sivh, the Vnxlifted Huject w«ild comply with ihh 
guide line

• Consider die Uilfetcneo tn chwucici of ihe lour 
major rtorth-amSh streets in the study area (Hill. 
Broadway, Spring, and Mam) when planning for 
.street .u.',rpc improvements

t he storetscape improvententsm Hill Street would 
consider the sura>uikling corttexi und nature of Hill
Street imrt seek to enhance rhe pedertnan atpcucaes 
liaougb Uw pi’aceitient of tlie building's mau* entry, 
short-term bicycle parking «Pd jsrctmd floor retail uul 
cesuvurant lL'-ev ,\aaich, the Modified Project would 
comply with thUyuxfcluv

• Slreetsciipc play*!- an important role tn drawing 
individual* Co a particular area of the city. Lae 
signage lighting, and paving to improve the 
perk Sinai experience.

The Modified project would inecirpomtc sigmgc, 
lighting, end paving m*hhnnd 1 fill Streets to improve 
llv pedciirian cxpcucrtCc, i it addition to incotjxira'.iry 
•vdcwiilk dining nnri activating the Ktrcei with 
neighborhood serving retail As such, tlie- Modified
Ibtuccl would comply with ir*?. nwdclirA,

• Kmtorcc die overall visual image and character of 
the Historic Downtown through way.finding 
signage information jtrrtincni to ihe vsneus LUDs 
slkHild v«iy u> sUciigUKn W entity, but still relate tc 
an overall signage system

The Modified fTojeet wauid enhance ihe overall vjsjul 
miage and diameter of the Histone DwiUwii area
The Apjilwwii would c»xi{x'nite with the Historic BTD to 
place agnafte as upprofrictc arvi ccmplianl with the
LAMC lo improve wayfindmg signage. As such, the 
Modified Projec t would comply with this guideline

Store fruit t vdntmut, (Pane* /7-dSj
• amply with the Im* Angeles' Municipal Code 

Sunnite Reeuteicns.
flte Modiiied Project would comply with Ihe LAMC 
Signage regulmicm

• Locate ifliciicr ntcclaracul equipment uway Irons 
the rforcfrnni gtaAng, Avoid dropped ceiling* a* 
Hiey are visible Iron ilie street aid hide original 
irMiitcctural fcaturvs

Inletw? mechanical equipment would he located on ihe 
ground (Ipot, away Iroro storefront fiUxing. Tha 
Modified ProjecJ would comply with ihis guideline

* Vvtid nivtalling reflective or tinted glazing. II sU'/’r# on Uk Ito.iccl voaki vontpiy with the Title
24 iitwrgy Sif'ixtai tis oi the OLtviraia I’ode of 
K<3»ukuutrc>. as well iih thv l.os Anevlcs fitcer Ruitdinj

* Utilize vecuitty grilles ruibw than solid toil-down 
doors because these have less impact on histone 
features Prefect awl momtom tlu stote'rcnl with 
security system* appmptMU: for the histone 
materials present

The \fxiifvd Project wvnfid ulih/e the T>atjgn (hit 
Crone tjuiJcljvs Crime Pwv<mi«t Thtuqgli 
Hnvironmcrtal Desigm (specified by Rcguhtinry 
Cinaplunpe Measure RC-PS-2) The Modified Project 
would include seciiriiy cfcoures u- ihe saiufacliiM of iK 
Los rkngeles-Pohee Departmerc The Project’s uacwily 
doois would lie designed to rut mill re iheu visual 
tmpocb- to the huiklmg s aesthetics Security doors
would he visually sneened from view during business
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hours to the maximum extent feasible. As Midi, the 
Modified Project would be consistent with this
objective

• Maintain the KuLmy. line, whether cr no* there is a 
physical storefront enclosure

As shown in Figure 11*24 of Ihe Project Description, live: 
Modified IVojcct would have no setback on W v* 
Street and S. Hill Street Along W. Si reel the
building would have a street wall ol approximately In 
ted above guutc and along S. Hill Sticet the building 
would Have a street watt of approximately ?<i feet above 
gnitic. Ihe proposed bit’ldmg line end messing would 
he consistent with the sunoundinp i*..„*ilHrl*xKl

Sturt}rant Sixn&jt* (Fatten SI-
• Strive to make signs as unique os possible within ihe 

parameters of both these Design guidelines and the 
City's Signage Regulation

• Design suactrcnt signage w that n a lightweight in 
appearance Signs mode up of individual Icttc/x 
vouiirc signs hung ovmy liom the face of the 
building -1'vl sign* perpendicular lo the lace of ihe 
budding o l tend to appear fighter riuin squatt sigits 
affixed in the face efthe buildup

• Maintain t» physicist scisuhUuii Iwttvecn iriitviduT
store signs Provide between each individual
.torefront's signage. so thut it is clear thut the signs 
relate to a particular siore directly below ttrxx the 
vertical divisions of u building's storefront level are 
reintroduced, there will he dev separation bc’.wwn 
each stoic, and die *.torcfroni signs should fit vnthm 
those divisions.

• resign sigrmjw U» be >w uniq.ic and distinctive uw 
possible ditferenutttng a si etc Iran its neighbors is 
best adtlcvcd through signage

• Avoid covering architectural details or funises with 
signs, including transom windows or vertical 
< knioilta such Ol veilUiOJU

• Seale atgr.s to fit within the boundancs t the 
s Lure front that ;t in advertising

« Take tnmiedmie acuons to comply with the City’s 
Signage Regulations

• \ ’sc neon and lit signage for broad way n keeping 
with tU entertainment legacy

• Encourage use of a variety of lit signs letter signs,
perpendicular signs, vertical banners, and neon, 
down the length of liromlway or from store so uore 
on one building to iugh light a dvnanno
atmosphere

The Muddied Project would cumpy with f e giudchrur . 
of the 1 listenc l Xwntown law Angeles Cmdclnv* fee 
aquvige

Stott inmt Atmine fA»eer.fJ-5#|
* IsiMail simple and hghtweigh* awnings Awnings 

with open sides yield a lightweight presence and 
lend not to obscure budding features However, 
awning with dosed sides can be apjxopriaic as 
well

• 1 im« signage an awnings to one sign per nwrong 
One isolated sign advertises a store better Ilian 
several signs, Ixacniw on the vertical drop trf the

Ko awnings arc proposed for the ground-floor retail and 
restaurant uses. Nevertheless, if awnings are 
incorporated in the future, the Modified ttujcct would 
comply with the Histone IXwwcwn Lw Angeles 
Guidelines with respect lo awnings.
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owning is a clear and swung way to assert the store's 
presence

• (’ ureuikr how the spacing and sice ot'awnings nLicet 
the appesif «pi« of the hulking as a whole us well m 
each individual .storefront

* Awnmg* do not necesaarily have to span the entire 
storefront to successfully hultlicht the storefront

Stilt tjrvrtt Serarit \ Oiwr 0 ’olv* S9-62)
• Avoid mounting security ducts to sUnc front

cNterves
* .Vlourr perforated security doors on storefront

interiors

The MohlVM Rrejeel would be designed with the 
rsooinroendatjorw of the Los Angles Police 
i ■ejwtrteni Security doors would be visually screened 
from view during business heus to the muxiimmi 
extern feasihk 1 h* Modified IVojeei would comply 
with the llistccit Downtown L« Angeles Grace lines 
requceaicnts for security dkx>;'».

Storefront UttMtJiu (Paw 6i-6t)
* l iumiiBlc ihe storefront by way ol cx*mnc 

downljghi ttxnoes or by ilium mining rite storefront 
glazing and Hansom area from within.

* Hang In in rv<n sigpj to forth: illumirme the 
storefront area

* Use lighting to highlight building elements of the 
surrounding; storefront. such us coluarn^ the glazed 
bulkhead or the umtrrsule of d»c rtorefronr cornice, 
to draw ottciUon V o store.

M'Ciwior hgltung may iiicbube walkway lighting, luyWc 
lighnng. sigo and d».vpla> window iHraninidn.m 
luwdscarw lightly, tareeiscapc liglitmg d<ui rooftop 
Lighting bxlcnor lighting woukl K used to enhance the 
character laid aicfntectraal e hem ertte of’ Ihe building and 
pintde .secunty and safety aiownd the builtlng As 
such, ihr Modlied Project wruk) he coreriston with this 
obiectivc.

Stfttt/rottf Enfwtwe (Puua 65-7t))
• Use itccciv; liyhiirtg to highlight mnnemcnlal. 

omsmented entrarwes
• Where security closure is required ualire grlles 

fiitlier ihan solid jxmeis Grilles, if exposed, shoidd 
he decorative tretil, cf » ccnfipimwmn xnitnHIr for 
the xale and design of the enu ince ■Ule.'nmiveJy, 
they may be simple in etui grilles, msialkd tn .such a 
way to be fully concealed when open

The Moviliea Project would uuuze the Design Out 
Crime Guidchnes: Crime 'hewntuvr Thrm^h
Environmental l>«ig»" {specified bj- Regutttory 
Compliance Measure RC-PS-2) The Pioicel wouki 
include secuniy clomres to ftv samtactian of thr biss 
Angeles polite rXipuitmefla The Project’s security 
»icor» would he dcoejv’d to minimize th?ir visual 
iiitpacts to the building’s nesthdics. i\s diseurscd 
above, lighting would be implcmcnxd throughout the 
Protect to highlight arclutectural ten hires, laruiscopsng, 
mvJ safety

\ew Infill Cottarudion OuiMw (Fatm J2V-IS.U
• CoiiMilt with design piotessionals who have 

expertise in design within historic districts
1 he Mts iduM 1’TOject is professnsially designed snd 
wcuU incorporate c'ic design requiremeniis>f the 
applicable dewgr. guidelines and the recommendations 
<£ the City of Los Angeles Deportment of City PVunirg 
and other applicuhk Cily cL-paamenti Fuflhcrrrtc*tf. the 
design team for the Modified ITcjecl consulted with the 
vraiuvsCity /‘igsiswsundOigurjiaUynjw including, the 
1j>s Angeles tfepsrtnwnt of City Planning'* Urban
Design ^Lralio and Office of Historic Rcscurcvs, the U» 
Angelex Consen'anev. and the CR AT A (a designated 
local authority nnd successor t^cncy to the Community 
Rcdcs t kipmcn: Agenc y of the City of Los Artueks). As 
such, the Modifret'l Project would He cnnsisfent with this
goal.
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• Consider tfv value of sfi fisting building, even if 
a i3 tint historic, and its. pctonh&l lix rehahil Nation 
be fere making any lo demolish mid
rebuild

I he Modified Project is located on u site that is currently 
developed with a surface piukiny; .ol No building.? exist 
on-sitc As such the Modified Project would not conflict 
with bus guideline.

• Document exuting sign?; and murals on building 
walls where they will be kisi or covered due to new 
ccrvamction

Aswan in!• igurc 11-4 l^dograph*ofthe lYojeel Site, 
no muielv or fwrmutx.it signs exist <m the ad cccni 
buildings.

* Const ucl new buildings, of tompatib* design 
with thr surrounding neighborhood. on par king lot 
site* Center sties, because of Uwu UiijKUtartvc in 
defining *r urban grid. should be the finer priority 
tvf mfiU construction

I he Project Site is currently developed with surface 
goi long, which has been idenlifKd by the Ilium tv
Design OUKtclmea tor infill development 1 he Historu, 
LVn-» Guidelines promote ctKWtiuctttxi of new 
build mg* that enhance the surrowmling. historical 
buildings and neighborhood withconwropomry 
archtteearc As depicted in Figure IMS. k.vgn
GwkMaKB Diagram, of the Project Description, ihe 
Project's design is respectful of the bordering 
archH Ajture and iracmcapc and the Project's design 
incorporates c leracnis lo acute # conluiuous, cringing 
strectscape and street Will. 1 hi*:, the Modified Project 
would be consistent: with this objective

• P\irs«e creative uml innovative cunlcrtpoiwy 
designs fw new buildings in the Historic 
Downtown, especially on Broadway where bold 
design will complement the exuberance of the 
street A histone Uwateis

I he Project kite is located approximately feel west
of Brusdwuy. While not on Bioudway, ti>c Modified '
Project would be contemporary it design and be clearly 
differentiated from its surrounding historic context The 
Ihiijeci's podium would rrspend 10 tw existing context, 
especially die sill laid cornice lines ui like ndja.cn! 
huutrui 1 Iraadwwy Trade Center, as well »s iu rhythm ic 1 
bes proportions, to cam a consistent scute throughout 
l>*c Hock ftkwg 9* and Tltlf Sluxb Although the Project 
.Site it not on ftroodway. its close proximity to the street 
iind contemporary design prtirmue the goals of this 
guideline

• Build ceriSj&UTily with the street wait paniculaily 
.11 comer sites

l he Modified Project provides no ser hicks from the 
public nghl-oi-wuv on .S Hilt Street and W 9* Sited, 
which j» consistent with the building* an both streetsand 
i:. the Historic Downtown area The Modified Project 
provides aconunuoux «tr«ci wall w tlx maximum exteni 
permitted by Uk existing dedication* or surrounding 
suixls. The foyarte of the huildmg fronting both frth and
Uitt Streets is designed to comptement end respond to
Uk ereluwcturc ot its context with design feamies thni 
nuifoh the presort ion. direct Wall, rhythm and mole of i 
tte lustonc buildingt's sill arid Curruce lines

* Design new buildings Vo respond to Uk cAwting 
builtling context wiihci a block. raw! provide 
continuity lo the swyi#H ^ccviscc|K. Flttjuimlk. u 
ntw budding will be inserted on a she between two 
v.xiMin& buildings of depurate tialcand design

The Project Site is on a wmer lot. The proposed 
budding provides« continuou> sired wall ui the 
maximum rxtetv permuted by the existing dedication* o* { 
(hu siarci’iklng streetsund would uthunco the 
strcftsccpc Additionally, the building's scale and 
masMug is.respectful of sur. ourvlmg. auilditigs' hciglfts 
scale, wid miwsinj’

* i se coni|)LiiWf types of masonry sucli as teira 
octte wlwn constructing new slrucluuvs in the
1 hstoric Downtown

Similar to die Approved Pnijca. the Modified project is 
ol a modem aesthetic and its layiaic would consist of 
creative and imovmwc contemporary design in the. use 
ot glass, ptecast concrete, met'd panels, perforated metal 
SCUil* and incUll louver:

* Employ duidlde, locally produced pcmuiiKUl 
mniml ami recycled mnirmls in now 
constiuctiun

he Applk rt wi-uW make a givvf faithefibrtto employ 
duiubie, locally produced paDia-ival. nclw-J and 
recycled mntemls in new construction

* Employ modem tcirur/o tn decorative paving in 
new construction projects.

Vkluie die ,\pplioirt would aunxut iliis guuivluie. il is 
subject to review -and approval by Bureau of 
fcnfitneersng and the rfepoiwent <4Public Works.

• Set b.-ick upper floors, especially when a billet 
building i.\ permitted by cede, so thai domtroni 
roof jitU ixuiucc linos xenrarn. cumislcni along the 
stretx wall

I he Modified Broicd coasts of a resKfential lower 
(appraxanatcly 520 loci in height) alxwe n six level 
pudiura (Dprroxuruitely 76 feet irt height). As shown m 
Figure IJ-24. tb^ proposed buitding’a east facade would 
be set hack do feel from the Astern -Cdiwnhin build mg 
at llx jxidtum level II would be set buck SI f«t at tire 
IhO-font level, and 176 feel from the Eastern Cohan bin 
deck lower at the 2i*kfoot leve). Dw Mvsdrticd Project's 
podium would respond u> its exiting ccrtcxt, cxpcciully 
ihe sill ard cornice hues of the adjacent hisronc
Eicadway Trade Ccrter us well t» itsihvtlucic buy 
propfftions, to cany a consistent scale throughout Ike 
block, along ‘Ah and Hill Streets. The tower «»ac*ii£ 
dtxtancc would prtm-tk a *uhswn!ial setback between the 
two butkluig’3 along frill Street, end the wider sidewalk 
wMUldallow tho views of the Basiem Columbia
IKulding's iccoic mnasing end highly decorated south 
fiuLng fucude l*> tvinoiti lrtacl wlulc icunning, its vbtstl 
prvcBtrwnce

• Exf»kxv options fur mdu-u* buildings, vumbmutg 
Tcsitlcnaal. commercial, and other compatiMe 
where WTreT1! :aie

The Modified Project would he consistent with this 
gwdcUiw. tv the Project is a r?uxcd-u» ics-dertiol end 
coramcroiil devekipment

• Provide muiii-tersint reutil space «nd kithcr public 
uves at the ilreet level Then* should fee accessible 
dueciiy ft cun liic sidewalk, i utile r Ilian dtcxiph 
commcpR inter Kir lobbies.

The Modified Prcuect provides up to 6,171 square feet of 
ground-fiiXH retail ami testa jrnrt sjxu?e ihit is nccexs bte 
directly tram the Vidcwolk As such. Ihe Project would
Ik wwwistcrt with this guat Refer to Figure ll-S, Ground 
Floor Plan,

* W*lsei5 developing vucant sites, consider 
uKxnporting thrut^h-block' p«blic arcade* or 
"yaw os." like those of the Brou Jwwy- Sjwirvg 
Arcade ce the GptrKl Central Market Arcedes 
encourage jv^tpslrnn movwrvnl aetvvs the 
downtown area «n»l provide opportunities lor 
hurgeeiwng rrtnil h-usmesses m on open marlef like 
Yerue.

The Modified fkoj«t has conurfcred incorporating 
ihrougli-block public arcades or "pascos " into tlx 
design 1 Ik Modified Ikujcct would ml imlude the 
developsert -t a paseo «the causing Biu«<ru
Coiumbrt rtuild ng ;tml it * free striding pinking; garage, 
lo tho east of the Project Site, would phyucnlly Week ttv 
ability to have u puayc dial cunnvcu S. Kill Street, and 
Hrandwav

• tYovide casy-to-tocaJt? hvaUlmg entrances on all 
street ^-fueu 4} fucedci

The Modified Project would provide w»y4o-hKate 
budding entrance* foihc retail shops email strert-faeire 
fucades, asvvell nv die residem>al lobby eatranwal HiM 
Slice*. ErtraiKCs would lx TagliSighted witli sigmgc wkJ 
li^HtiT-g Thus, the Modified Project would be consider,r 
with th» gutdelBte.

• 'Vherc a building extends thresh an enure block 
or is located at u comer, connect its crtnuiccj with

1 a suitably scaled public lobby Highlight enirKinxs
with sagnage and lighting to disiu^utsh them frmt
StOicflOTlS.

The Modified Pa»j cci is located on n coiner and the 
suitably sealed lobby w acce.swd irid-Hcck ai Hill
Street Usertionce would bedctnarwitedby specific 
buildup features, lighurv* and signage different from
retail ^'grwge
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* Design mlitt puktojt aUuHurci with teud use at 
ihe tftcei tevci. when praulical facades of parting 
aUuUims tbai iuc public sliced ihutoil be 
.If^;gncd u> ihf cun: standards u any other new 
vcnslnMion. with particular altvniiCs-i lo 
firju-atratioft

Ihe Project includes >56 rruk-ng .^aces that would 
serve (Ik residential uses on-site Parking would lie 
provided in one Kuhirrmnejm level ar grade and levels 
IwotltKKJgh live TIk Alvei level of the sliucturc 
include* up to <> 171 of ground-fleor retail and resiaurant 
space. Level foe would. uppert oddil.ona jvrl >%, 
behind habitable spucc fronting Hill Sired and Sued 
The Modified Prneei would include a comprehensive 
podium-sucefvny prugrunt thifi would incorporate 
precast cotKRlr framing metal panels and vertica.. 
kiuvci* n!ur^$ 0* Siren and Mill Sired lo integrate the 
parting levels with Ihe habitable space above I he 
design of these In ch would u bo cam the scale wto 
ihythm of the adjacent Broadway 1 rude Center building 
ihrough the block As shown in Figure ii 23.1 nfcvgod 
Podium nnd Sciccniiu f)i«Ktu u end Wull Sect how. ihe 
Modified l^eci would enclose the easiern ponton of 
d*. r odium directly Ure-ing the b Jjticv fit Easier n 
i osutwhia building and approioniaiejy ot > tcct ol the 
portion of (tie podium toeing ihe adjuocni parting 
garage 1 ha* ihe Modified Project would be comsttlcnt 
willi ihe mu tie lire

• \ew infll parking rfroctures sitould have mimnul 
cwb <t,is cn major thoroughfares. encourage 
parting suimuk ciiUk-su* vide street*

V ehicular access lt> Ihe site would be torn one entrance 
on Hill Slrvcl end one entrant*-»«‘Ah Sired Sim iiur lo 
ihe Approved Ibojeer, ihe project would no* be adding 
Budihunul euro cifia u» these sUcvfcs is* they currently 
exm ivn horii slrerl*.

* oroide: loculuig enlnuKcs lo und exits iora
parting structure* in alleys or ih numbered j*uk 
jiiceu because lime oocess poiiSs arc 
tnappropfiaic along priinaiy [wtlcslrnin routes. for 
hod-. visual and solely reason*.

The Modified IVojeel includes two driveway* into she 
ou-siie imrtvQ fuohty Ot? djiveway would be located 
oil oi S Hill Street and one driveway would be loaded 
oil Sheet, itolh tlnvewoys would be designed lo 
niininu/v its visual and sufely impact u> iraffie «nd 
pcde.'CnuiU

• Consider ihe difTctcrac* of Uw four major north 
iuiyth streets *n ibe vnidy area ffMl. Hrmdway. 
Spiu^L aj*i Mum) a ben deognmg nidi 
evryaruetton

S 11:11 Slrrel harder* ihn Ihojeul Sue to Ihe west Mong
S H-H Steel, the Modii.od Projec’. include*j^ound 
floor reuil and rc<t;iunim -pace with street acoea* 
residential Jolsby uweeve uud ilw ococasio ihe puiktng 
y.aruiy: I he faytulc of Iho btutdinp fronting 1 fill Sired i' 
designed to coirplciiieni lire aicluicctiBe of ihe hi^iHiv 
buildup lo Ik rctflh, south and weal, with design 
tc.iuar* Ih-d match fbc proportion, sorct wall, rtiyihm 
und srole of ihe h»U*K liinlding's si! .jkI ounucu line, 
The Modified !>nmicl street wnli would be tonsislcnl 
willi buiidmgs (ihnis 3 fill Stcce; and uj llw vicinity of 
the MoJifud Project As such the V'.xtificd Project 
* -ok.' be miwiriit with liu* giacWuic

Infill t w&irtiLlio* Interim (,uidtUu<t. tVa^c 133/
* Keep p.-upcruci ckan, Jo rwt allow debris ot 

graffiti in accumulate
1 he Modified l*fojef.i would be kept clear find fr« cf 
de mis and gfulfin iljvg the corebuclitm one opetutmn 
of the iSvjee ImpUiwcnMiofi of Mnipui.m Measure 
MM-AfcS-1 would ensure that lb< property is kept m 
teal repair

• Dev toe screening « enfutuviBeJits Hires juntas,
auroettve fences along n*kv>i»U. side* of parting.

The Modified f'roieci pun ides 4 levels o 'furling 
above ground floor retail l lie parking podrum would be 
sneened hum vtew from udowsilfc. withu v« rtv «l
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muteml trutmenfs (preost concrete, verti d lower*. 
peeforaU-d niclnl panels, and window wull tyuicm) The 
pruject provides approximniely 6,171 square tew of 
pround Hour relnil (tat would auto ale the Jticel 
, inhrnr.ree die project would itorucrt of wide 
*ivi<iniiks. fjrcc:-:Uy on 9* Skwl. ond provide 
..irateapiri^ which logclhcf wcuki further enfwncv the 
pcdc&irkin esttoriowe

• jmtru.1 gtuphtcully mterestteg iml mldmiNOvu
bannrn along stdewnlks construction.
iiMWlaiu Uk« ihrin^huul Ua. dural am of 
ccrvumction

Tc die extent permdlcd by die LA>W ', Ihe Modified 
I^roject would comply w »tK tins nuide! iik-

Stn/etwnpe (I'ogr U3’f3Jf
l.uthlirat
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"Section 20.7 Additional Development. There are a number of properties located in 
the vicinity of the [Eastern Columbia] Project which will likely be developed or 
readapted in the future. Such properties include the proposed Parking Structure 
adjacent to the [Eastern Columbia] Project and the potential development of the 
westerly adjacent parking lot into a mixed-use residential-commercial project. Such 
development will likely involve the construction of new buildings of sufficient size 
and height that views from the [Eastern Columbia] Project will likely be impacted. 
Each Owner recognizes the potential impacts of such development on the 
community and the [Eastern Columbia] Project (e.g., additional traffic, parking 
impacts, noise impacts, market impacts, view impacts, etc.) and acknowledges that 
he or she is purchasing a Unit with the full understanding of such potential impacts."

- Eastern Columbia CC&Rs (recorded 11.03.06 as Instrument No. 06-244733 7)



SP-DTLA Timeline of Opposition to "The Alexan"
NOTICE TO EASTERN COLOMBIA ABOUT 

'THE ALEXAN"

SP-DTLA IS FORMED

SP-DTLA SILENT AUCTION OPEN TO
PUBLIC

TRAMMEL PRESENTS TO LAND USE 
DLANC MEETING OVER TOO PEOPLE 
SHOW UP LARGEST TURNOUT EVER 
DLANC ASKS FOR 1 FLOOR PARKING 

PODIUM TO BE UNDERGROUND

PLANNING DEPARTMENT FORMAL 
HEARING FOR "THE ALEXAN''

4TH AND HILL PROJECT ADDED TO SP 
DTLA'S FIGHT

ONE OF AT LEAST 3 MORE HEARING / 
APPROVALS BEFORE LEGAL AVENUES 

CAN BE USED

SP-DTLA STARTS FUNDRAISING

4

SP-DTLA AND EC HOA BOTH FILE APPEAL 
ON APPROVAL

Augusts August 15. September %, October 4. 
2015 2015 2015 2015

CHANGE.ORG PETITION IS SET UP AND 
SENT TO HUIZAR. GARCETTI

October 22, 
2015

November 
17. 2015

January 19, February 17. 
2016 2016

March 1, 
2016

May 25, 
2016

f
July 29, 2016 August 12 

2016

TRAMMEL TO PRESENT "REDESIGNED" 
PLAN TO DLANC PLUC - ANOTHER LARGE 
TURNOUT AG AIN BUT DLA NO APPROVES

September 
13. 2016

NovemDer 1, 
2016

PLANNING DEPARTMENT APPROVES 
"THE ALEXAN" WITH CONDITIONS

TRAMMEL CROW PRESENTS PLANS TO 
EC RESIDENTS

APPEAL HEARING CANCELLED BY CITY 
PUNNING

This process can stretch out over many, many, 
many years - It's NOT DONE! Join us in the fight!
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ARTICLE 2
SPECIFIC PLANNING - ZONING 

COMPREHENSIVE ZONING PLAN
(Title Amended by Ord. No. 138,800, Eff. 6/13/69, Oper. 6/23/69.)

SEC. 12.36. PROJECTS REQUIRING MULTIPLE APPROVALS. (CHARTER § 564).
(Title and Section Amended by Ord. No. 182,106, Eff. 5/20/12.)

A. Definitions. The following definitions shall apply to this Section:

Legislative Approval. Any approval that requires an action by the City Council, such as those as 
set forth in Sections 11.5.6,11.5.7 G., 12.20.3 F., and 12.32 of this Code.

Quasi-judicial Approval. Any approval for which the initial decision becomes final unless 
appealed, such as those as set forth in Sections 11.5.7 C. - F., H., 12.20.2,12.20.2.1,12.20.3 I. -L., 
12.21 A.2., 12.21 G.3., 12.22 A.25., 12.24,12.24.1,12.26 K., 12.27,12.28,12.30 H., 12.30J., 12.32 
H., 13.08 E., 14.00 B., 16.05,16.50, and Article 8 of this Code.

Subdivision Approval. Any approval under the Division of Land Regulations set forth in Article 
7 of this Code.

B. Filing Requirement. If an applicant files for a project that requires multiple Legislative 
and/or Quasi-judicial Approvals, then the procedures set forth in this section shall 
govern. Applicants shall file applications at the same time for all approvals reasonably related and 
necessary to complete the project. The procedures and time limits set forth in this Section shall only 
apply to multiple applications filed concurrently, except that, prior to a public hearing, the Director 
may require an applicant to amend an application for a project requiring multiple approvals to ensure 
that all relevant approvals are reviewed concurrently.

C. Decision-makers. Notwithstanding any provision of this Code to the contrary', the following 
shall apply for projects requiring multiple approvals.

1. City Planning Commission. If a project requires any approval or recommendation separately 
decided by an Area Planning Commission, the Zoning Administrator, and'or the Director, as the 
initial decision-maker, and also requires any approval or recommendation by the City’ Planning 
Commission as the initial decision-maker, then the City Planning Commission shall have initial 
decision-making authority for all of the approvals and'or recommendations.

(a) Procedures. If all of the applications are for Quasi-judicial Approvals, then the procedures 
for consideration and appeal of all the applications shall be those set forth in Section 12.24 D. 
through Q. of this Code. However, if any Legislative Approval is included, then the procedures for 
consideration and appeal of all the applications shall be those set forth in Section 12.32 B, through
D. of this Code.



(b) Appellate Body. The City Council shall decide all appeals of the City Planning 
Commission's decisions or recommendations as the initial decision-maker on projects requiring 
multiple approvals.

2. Area Planning Commission. If a project requires an approval separately decided by the 
Zoning Administrator and/or the Director, as the initial decision-maker, and also requires any 
approval or recommendation by an Area Planning Commission as the initial decision-maker, then 
the Area Planning Commission where the project is located shall have initial decision-making 
authority for all of the approvals and recommendations.

(a) Procedures. If all of the applications are for Quasi-judicial Approvals, then the procedures 
for consideration and appeal of all the applications shall be those set forth in Section 12.24 D. 
through Q. of this Code. If, however, any Legislative Approval is included, then the procedures for 
consideration and appeal of all the approvals shall be those set forth in Section 12.32 B. through D. 
of this Code.

(b) Appellate Body. The City Council shall decide all appeals of the Area Planning 
Commission's decisions or recommendations as initial decision-maker for projects requiring multiple 
approvals.

3. Zoning Administrator. If a project requires approvals separately decided by the Zoning 
Administrator and the Director, as the initial decision-maker, then the Zoning Administrator shall 
have initial decision-making authority for all of the approvals.

(a) Procedures. The procedures for consideration and appeal of all related applications for 
Quasi-Judicial Approvals of the Zoning Administrator as initial decision-maker shall be those set 
forth in Section 12.24 D. through Q. of this Code.

(b) Appellate Body. The Area Planning Commission where the project is located shall decide all 
appeals of decisions of the Zoning Administrator as initial decision-maker on projects requiring 
multiple approvals. If, however, regulations within Chapter I of this Code require any of the 
approvals to be heard by the City Planning Commission on appeal, the City Planning Commission 
shall decide all appeals of decisions of the Zoning Administrator as initial decision-maker.

4. Director of Planning. If a project requires multiple approvals decided by the Director as the 
initial decision maker, the following shall apply,

(a) Procedures. The procedures for consideration and appeal of all related applications for 
Quasi-Judicial Approvals of the Director as initial decision-maker shall be those set forth in Section 
16.05 G. through H. of this Code.

(b) Appellate Body. The Area Planning Commission where the project is located shall decide all 
appeals of decisions of the Director as initial decision-maker on projects requiring multiple 
approvals, If, however, regulations within Chapter I of this Code require any of the approvals to be



heard by the City Planning Commission on appeal, the City Planning Commission shall decide all 
appeals of decisions of the Director as initial decision-maker.

5. Advisory Agency, ff a project requiring multiple approvals also requires a Subdivision 
Approval by the Advisory Agency, that Subdivision Approval and any appeals shall be decided and 
governed by the rules set forth in Article 7 of Chapter 1 of this Code. Hearings for and consideration 
of appeals of Subdivision Approvals by the Advisory Agency shall be scheduled for the same time 
as any hearing and decision by the Area Planning Commission or City Planning Commission, 
whichever has jurisdiction over the other approvals. Any time limit within which the Area Planning 
Commission or City Planning Commission must act on the applications before it shall be 
automatically extended as necessary to allow the Area Planning Commission or City Planning 
Commission to hear and decide appeals of Subdivision Approvals at the same time as it serves as the 
initial decision maker for the other approvals.

D. Findings. When acting on multiple applications for a project, the initial decision-maker or 
appellate body shall separately make all required findings for each application. When appropriate, 
the initial decision-maker or appellate body may make findings by reference to findings made for 
another application involving the same project.

E. No New Appeal Rights. This section does not create any additional appeal or level of appeal 
in connection with any land use approval. This section also does not limit or expand who may file 
an appeal as identified in each discretionary land use application process.

F. Extension Of Time To Act. Notwithstanding any other provision of the Code to the contrary, 
an extension of time to act on applications or initiations under the multiple approval provisions may 
be agreed upon between the applicant and the decision-maker or the appellate body.

G. Expiration. Notwithstanding any other provision of the Code:

1. Quasi-judicial Approvals granted in conjunction with Legislative Approvals pursuant to these 
multiple entitlement procedures shall expire with the Legislative Approval, not to exceed six years 
unless a greater time results from the application of Section 12.25.

2. Quasi-judicial Approvals granted in conjunction with a Subdivision Approval pursuant to these 
multiple entitlement procedures shall expire with the Subdivision Approval pursuant to Article 7 of 
this Code, If the expiration date on a Subdivision Approval is extended pursuant to Article 7 of this 
Code, or by amendment to the Subdivision Map Act, the Quasi-judicial Approval shall also be 
automatically extended for a commensurate period of time,

3. Legislative Approvals granted in conjunction with a Subdivision Approval pursuant to these 
multiple entitlement procedures may be extended for the full time limit of die Subdivision Approval, 
including time extensions pursuant to Article 7 of this Code, for the purpose of recordation of an 
approved map.



ARTICLE 4.5
TRANSFER OF FLOOR AREA RIGHTS - CENTRAL 

CITY COMMUNITY PLAN AND CITY CENTER 
REDEVELOPMENT PROJECT AREAS

(Article and Title Amended in Entirety, Ord. No. 181,574, Eff. 3/27/11.)

SEC. 14.5.7. DIRECTOR’S DETERMINATION.

A. Director's Authority to Approve Transfers of Less than 50,000 Square Feet of Floor 
Area. The Director, acting on applications for a Transfer of less than 50,000 square feet, shall have 
the authority to grant Transfers of Floor Area Rights in accordance with this Section. This is in 
addition to any action required by the Agency for projects located within the City Center 
Redevelopment Project Area.

1. Application. The Applicant shall file an application with the Department of City Planning on 
a form provided by the Department, and include all information required by the instructions on the 
application, including details of the requested transfer, accompanied by applicable fees.

2. Director’s Authority. The Director shall have the initial decision-making authority to 
determine whether an application for a Transfer is consistent with this subsection.

3. Action by Director. The Director shall approve, conditionally approve, or disapprove the 
request for Transfer, including the public benefits to be provided, and make the following findings:

(а) Findings.

(1) That the Project is proper in relation to the adjacent uses or the development of the 
community;

(2) That the Project will not be materially detrimental to the character of development in the 
immediate neighborhoods;

(3) That the Project will be in harmony with the various elements and objectives of the General 
Plan;

(4) That the Project is consistent with any applicable adopted Redevelopment Plan;

(5) That the Transfer serves the public interest by providing public benefits in accordance with 
Subparagraph (b)(1) of this subdivision; and

(б) That the Project incorporates feasible mitigation measures, monitoring measures when 
necessary or alternatives identified in the environmental review which would substantially lessen the



significant environmental effects of the Project, and any additional findings as may be required by 
CEQA.

(b) Conditions of Approval.

(1) The Transfer shall provide public benefits equivalent in value to the dollar amount otherwise 
required for a Public Benefit Payment, in conformance with Section 14.5.9 of this Code;

(2) The Transfer must comply with any urban design standards and guidelines adopted by the 
City Planning Commission for the area, including the Downtown Design Guide, and other applicable 
design guidelines;

(3) The Director may require additional conditions for the Transfer to ensure consistency with the 
purposes and objectives of the Community Plan.

4. Transmittal of Written Decision. Within three business days of making a decision, the 
Director shall transmit a copy by First Class Mail to: (1) the applicant; (2) all owners of properties 
abutting, across the street or alley from, or ha\ing a common comer with the subject property; (3) 
the local Certified Neighborhood Council; and (4) the Agency when the Project is located within the 
City Center Redevelopment Project Area.

5. Effective Date of Initial Decision. The Director's decision shall become effective after a 
period of 15 calendar days from the date of the mailing of the written decision has elapsed, unless an 
appeal is filed to the Area Planning Commission.

6. Appeals.

(a) Filing of an Appeal. An applicant or any other person aggrieved by the Director's decision 
may appeal the decision to the Area Planning Commission. The appeal shall be filed within 15 
calendar days of the date of mailing of the Director's decision on forms provided by the 
Department. The appeal shall specifically set forth the points at issue, the reasons for the appeal, and 
the basis upon which the appellant claims there was an error or abuse of discretion by the 
Director. Any appeal not filed within the 15-day appeal period shall not be considered by the Area 
Planning Commission. The filing of an appeal stays proceedings in the matter until the Area 
Planning Commission has made a decision. Once an appeal is filed, the Director shall transmit the 
appeal and the flic to the Area Planning Commission, together with any reports responding to the , 
allegations made in the appeal.

(b) Appellate Decision - Public Hearing and Notice. Before acting on any appeal, the Area 
Planning Commission shall set the matter for hearing, with written notice of the bearing sent by First 
Class Mail at least 15 calendar days prior to the meeting date to: (1) the applicant; (2) the owner(s) 
of the property involved; (3) the owners of properties within 100 feet of the exterior boundaries of 
the property involved; (4) the Councilmember for the City Council District in which the property is 
located; (5) the local Certified Neighborhood Council; (6) the Agency, when the project is located 
within Lhe City Center Redevelopment Project Area; and (7) interested parties who have requested 
notice in writing.



(c) Time for Appellate Decision. The Area Planning Commission shail act within 75 calendar 
days after the expiration of the appeal period or within any additional period mutually agreed upon 
by the applicant and the Area Planning Commission. The failure of the Area Planning Commission 
to act within this time period shall be deemed a denial of the appeal.

(d) Appellate Decision. The Area Planning Commission may reverse or modify, in whole or in 
part, a decision of the Director. The Area Planning Commission shall make the same findings 
required to be made by the Director, supported by facts in the record, and indicate why the Director 
erred in determining a project's compliance with the applicable regulations of this Subsection.

(e) Effective Date of Appellate Decision. The appellate decision of the Area Planning 
Commission shall be final and effective as provided in Section 245 of the City of Los Angeles 
Charter.



ARTICLE 6.1
REVIEW OF DEVELOPMENT PROJECTS

SEC. 16.05. SITE PLAN REVIEW.
(Renumbered and amended by Ord. No. 166,127, Eff. 9/23/90, Oper. 10/13/90.)

H. Appeals.

1. Authority. (Amended by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.) The Area Planning 
Commission of the area in which the property is located shall have the authority to decide appeals 
from site plan review decisions made by the Director. Prior to deciding an appeal, the Area Planning 
Commission shall hold a hearing or direct a hearing officer to do so.

2. Filing an Appeal. (Amended by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.) The 
applicant, any officer, board, department, or bureau of the City, or any interested person aggrieved 
by the decision of the Director may file an appeal to the Area Planning Commission. Appeals shall 
be in writing and shall set forth specifically the reasons why the decision should not be 
upheld. Appeals shall be filed in any public office of the Department of City Planning, upon 
required forms and accompanied by applicable fees, within 15 days of the mailing of the decision to 
the applicant. An appeal not properly or timely filed shall not be accepted.

3. Hearing Notice. (Amended by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.) Upon receipt of 
the appeal application, the Area Planning Commission Secretary shall set the matter for a public 
hearing to be held within 30 days of the filing of the appeal. The Secretary shall give notice of the 
hearing to the appellant and to all the other parties specified in Subsection G.3 ,(b) above, within the 
time and in the manner specified in that subsection.

4. Decision. (Amended by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.) The Area Planning 
Commission shall render its decision in writing within 15 days after completion of the hearing. The 
Area Planning Commission may sustain or reverse any decision of the Director, and may establish 
additional conditions to conform with the findings required in Subsection F. The decision shall be in 
writing and based upon evidence in the record, including testimony and documents produced at the 
hearing before the Area Planning Commission, and supported by additional findings as may be 
required by Section 16.05 F. above. If the Area Planning Commission fails to act within the time 
specified, the action of the Director shall be final.

5. Notice. The Secretary shall notify the Department of Building and Safety of final appeal 
decisions.
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CRA/LA, A DESIGNATED LOCAL AUTHORITY 
(Successor Agency to the Community Redevelopment Agency of the City of Los Angeles. CA)

REVISED MEMORANDUM
As underlined on Attachment A

JUNE 21. 2012 CI6990, CT6990, HW6990, PA6990, WK6990

GOVERNING BOARD ROPS # N/A

CHRISTINE ESSEL, CHIEF EXECUTIVE OFFICER

DAVID RICCITIELLO, CHIEF OPERATING OFFICER 
JOSH ROHMER, ACTING PROJECT MANAGER

CLARIFICATION REGARDING DISCRETIONARY LAND USE ACTIONS
Resolution clarifying Redevelopment Plan language regarding CRA/LA 
discretionary land use actions in the City Center, Central Industrial, Hollywood 
Pacific Corridor, and Wilshire Center / Koreatown Redevelopment Project 
Areas.
DOWNTOWN, HOLLYWOOD/CENTRAL, AND HARBOR REGIONS (SDs 1, 2, 
3, 4; CDs 1, 4, 8, 9, 10, 13, 14, 15)

RECOMMENDATION

That the Governing Board adopt a resolution that, for the purposes of CRA/LA review of City 
development applications, the land use designations on the Redevelopment Plan Map defer to 
and are superseded by the underlying City of Los Angeles Community Plan and Zoning 
Ordinance designations within the City Center Central Industrial, Hollywood, Pacific Corridor, 
and Wilshire Center I Koreatown Redevelopment Project Areas. Future development permit 
applications will not require CRA/LA discretionary land use approvals in these Project Areas.

DATE:

TO:

FROM:

STAFF:

SUBJECT:

SUMMARY

This action will simplify the approval process for entitlements and building permits within five 
CRA/LA redevelopment project areas: City Center, Central Industrial, Hollywood, Pacific 
Corridor, and Wilshire Center / Koreatown. CRA/LA staff reviews all development applications 
within these project areas for conformance with the respective redevelopment plans (Plans), 
and has required CRA/LA Board approval (discretionary land use action) for projects that 
propose uses that vary from the land uses designated by the Plans, even when proposed 
projects otherwise conform with City land use controls. For sponsors of development projects, 
this CRA/LA discretionary land use approval has often been seen as a confusing extra step 
beyond the City's established approval process, and can cause delays in securing approvals or 
receiving entitlements.

Sections 502 of each of these Plans states that the City Community Plan and Zoning Ordinance 
land use designations prevail over the Redevelopment Plan map designations. This would 
appear to obviate the need for discretionary land use actions of this type. The proposed 
Resolution clarifies that future CRA/LA review of development projects shall not require 
discretionary land use approvals within these project areas. Permits within these project areas 
will continue to be reviewed for Plan conformance, and permits in other redevelopment project 
areas will continue as per current practice.
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DISCUSSION & BACKGROUND

Redevelopment Plan Language
In most of the 31 existing Redevelopment Plans, Section 502 or 601 of the Plan references the 
Redevelopment Plan Map, an exhibit attached to each Plan that designates the intended uses 
for each parcel in the project area Any proposed entitlement or building permit must conform to 
such designations, which are often more restrictive than what would otherwise be allowed by 
the City's relevant Community Plan and the Zoning Ordinance. All proposed development 
projects are reviewed by CRA/LA staff for conformance to the Plans, and the referenced 
Section, excerpted below, requires that projects proposing land uses other than those described 
in the Plan Map require a discretionary land use approval from the CRA/LA Board, regardless of 
conformance with the Community Plan and zoning. Approximately 30 to 50 such discretionary 
land use actions are considered by the CRA/LA Board each year. Since January 2011, the 
CRA/LA Board has considered 42 discretionary land use actions, 16 (or 38%) of which were 
located in the five project areas that are the subject of this action.

In five of the most recently adopted or amended redevelopment plans, Section 502 contains 
language that states that Plan land use designations sha'I defer to the uses identified :n the 
Community Plan. In these project areas (City Center, Central Industrial, Hollywood, Pacific 
Corridor, and Wilshire Center / Koreatown), Plan language can be interpreted that CRA/LA 
Board discretionary actions are not required, even if proposed developments do not conform to 
the Plan Map designation. Although the Plans elsewhere provide procedures for making 
discretionary land use approvals, the Section 502 language in these Plans (see below) states 
that the Community Plan land use shall rule “notwithstanding " As a matter of practice 
however, the Prior Agency has considered and approved discretionary land use actions in these 
five project areas.

Given the dissolution of the Prior Agency, the current wind-down of redevelopment activities, 
and the significant decrease of CRA/LA staffing resources CRA/LA staff and the Department of 
City Planning are working to clarify and streamline land use approval processes. The 
recommended action would remove what may be considered to be a confusing, redundant 
hurdle in the approval process, and is in keeping with the CRA/LA’s current efforts to wind down 
and the City’s effort to streamline its project approval process.

Standard Redevelopment Plan Language
“Section 502. Redevelopment Plan Map
The Redevelopment Plan Map attached hereto and incorporated herein illustrates the 
location of the Project Area boundaries, the immediately adjacent streets, the proposed 
public rights-of-way and public easements, and the land uses currently permitted in the 
Project Area for all public, semi-public and private land. “

Redevelopment Plan Language in City Center. Central Industrial, Hollywood, Pacific Corridor 
and Wilshire Center / Koreatown Plans

‘Section 502. Redevelopment Plan Map
The Redevelopment Plan Map, attached hereto as Exhibit No. 1 and incorporated 
herein, illustrates the location of the Project Area boundaries, the immediately adjacent 
streets, the proposed public rights-of-way and public easements, and the land uses 
currently permitted in the Project Area for all public, semi-public and private land. 
Notwithstanding anything to the contrary in this Plan, the land uses permitted in the 
Project Area shall be those permitted by the General Plan, the applicable Community 
Plan, and any applicable City zoning ordinance, all as they now exist or are hereafter 
amended and/or supplanted from time to time In the event the General Plan the
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applicable Community Plan or any applicable City zoning ordinance is amended or 
supplemented with regards to any land use in the Project Area the land use provisions 
of this Plan, including without limitation, all Exhibits attached hereto, shall be 
automatically modified accordingly without the need for any formal plan amendment 
process."

Basis for Approval
The recommended actions are consistent with and authorized by provisions of Assembly Bill 1x- 
26, including but not limited to the following:

Section 1 [Intent of the legislature]: It is the intent of the Legislature to do all of the following in 
this act: (j)(4) “Require successor agencies to expeditiously wind down the affairs of the 
dissolved redevelopment agencies and to provide the successor agencies with limited authority 
that extends only to the extent needed to implement a winddown of redevelopment agency 
affairs."

Chapter 2, Section 34173, which provides: “Except for those provisions of the Community 
Redevelopment Law that are repealed, restricted, or revised pursuant to the act adding this part, 
all authority, rights, powers, duties and obligations previously vested with the former 
redevelopment agencies under the Community Redevelopment Law, are hereby vested in the 
successor agencies "

Land use requirements of each redevelopment plan will therefore remain in effect for the 
duration of the effectiveness of the applicable redevelopment plan. The recommended actions 
will carry out the applicable provisions of the listed redevelopment plans in a manner designed 
to expeditiously implement a wind-down of the former redevelopment agency's affairs.

SOURCE OF FUNDS

No funds are required for this action

ROPS AND ADMINISTRATIVE BUDGET IMPACT

The recommended actions are consistent with AB1x-26 and consistent with the Successor 
Entity's expressed goals of winding down redevelopment activities and reducing administrative 
costs.

ENVIRONMENTAL REVIEW

The proposed action does not constitute an action according to the California Environmental 
Quality Act (CEQA). Future proposed land use projects in these five Redevelopment Project 
areas will still have to conform to the applicable Community Plan land use designations, which 
were approved by the City following a lengthy environmental review {Environmental Impact 
Report) process for each Community Plan. Permits for individual development projects within 
these five Project Areas will still be reviewed on a case by case basis for Redevelopment Plan 
conformance, as well as the need for any required environmental review.
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RESOLUTION NO.

A RESOLUTION OF CRA/LA, A DESIGNATED LOCAL AUTHORITY 
(SUCCESSOR AGENCY TO THE COMMUNITY REDEVELOPMENT AGENCY 

OF THE CITY OF LOS ANGELES) REGARDING CONFORMITY OF LAND 
USE PROVISIONS OF CERTAIN REDEVELOPMENT PLANS TO CITY OF 

LOS ANGELES LAND USE REQUIREMENTS

WHEREAS, the City Council of the City of Los Angeles has heretofore 
duly adopted redevelopment plans (collectively, the "Redevelopment Plans") for 
each of the following redevelopment project areas (collectively, the “Project 
Areas”) within the City of Los Angeles pursuant to the Community 
Redevelopment Law of the State of California. (A) City Center Redevelopment 
Project; (B) Central Industrial Redevelopment Project; (C) Hollywood 
Redevelopment Project; (D) Pacific Corridor Redevelopment Project; and (E) 
Wilshire Center/Koreatown Redevelopment Project; and

WHEREAS each of the Redevelopment Plans contains a redevelopment 
plan map and provisions setting forth land uses permitted in the applicable 
Project Area; and

WHEREAS, each of the Redevelopment Plans contains a provision 
designated Section 502, which provides, in part, as follows: “Notwithstanding 
anything to the contrary in this Plan, the land uses permitted in the Project Area 
shall be those permitted by the General Plan, the applicable Community Plan, 
and any applicable City zoning ordinance, all as they now exist or are hereafter 
amended and/or supplanted from time to time. In the event the General Plan, the 
applicable Community Plan, or any applicable City zoning ordinance is amended 
or supplemented with regards to any land use in the Project Area, the land use 
provisions of this Plan, including without limitation, all Exhibits attached hereto, 
shall be automatically modified accordingly without the need for any formal plan 
amendment”; and

WHEREAS, prior to the enactment of the legislation known as Assembly 
Bill 1x-26 (“AB 26”) which dissolved redevelopment agencies in the State of 
California, the Community Redevelopment Agency of the City of Los Angeles 
(the “Former Redevelopment Agency") and its staff carried out the provisions of 
the Redevelopment Plans, which included, as a matter of administrative practice, 
reviewing all development applications in the Project Areas to determine if the 
proposed development conformed to the land use requirements of the respective 
Redevelopment Plans; and

WHEREAS, AB 26 (Health and Safety Code Section 34173) provides 
“Except for those provisions of the Community Redevelopment Law that are 
repealed, restricted, or revised pursuant to the act adding this part, all authority,
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rights, powers, duties and obligations previously vested with the former 
redevelopment agencies under the Community Redevelopment Law, are hereby 
vested in the successor agencies"; and

WHEREAS, the CRA/LA A DESIGNATED LOCAL AUTHORITY 
("CRA/LA”) is the duly established successor agency to the Former 
Redevelopment Agency, with all authority, rights, powers, duties and obligations 
to carry out the Redevelopment Plans; and

WHEREAS, CRA/LA has determined that it is necessary and appropriate, 
in winding down the affairs of the Former Redevelopment Agency, to carry out 
the Redevelopment Plans in such a way as to give effect to the provisions set 
forth in Section 502 of the Redevelopment Plans.

NOW, THEREFORE, the Governing Board of the CRA/LA resolves as 
follows:

1. The Recitals set forth above are true and correct.

2. For the purposes of determining whether land uses proposed in 
development applications for any property located in the Project Areas 
are permitted uses, it is hereby determined that any land uses 
permitted for such property by the applicable provisions of the City of 
Los Angeles General Plan, Community Plan and Zoning Ordinance, all 
as they now exist or are hereafter amended or supplanted from time to 
time, shall be permitted land uses for all purposes under the applicable 
Redevelopment Plan.

3. The land use designation for any property in a Project Area set forth in 
the Redevelopment Plan Map and the land use requirements 
regulations for such property set forth in the Redevelopment Plan for 
the applicable Project Area shall defer to and be superseded by the 
applicable City of Los Angeles General Plan, Community Plan and

for such property, all as they now exist or are hereafter amended or 
supplanted from time to time

ADOPTED:
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Attachment A

RESOLUTION NO 16

A RESOLUTION OF CRA/LA, A DESIGNATED LOCAL AUTHORITY 
(SUCCESSOR AGENCY TO THE COMMUNITY REDEVELOPMENT AGENCY 

OF THE CITY OF LOS ANGELES) REGARDING CONFORMITY OF LAND 
USE PROVISIONS OF CERTAIN REDEVELOPMENT PLANS TO CITY OF 

LOS ANGELES LAND USE REQUIREMENTS

WHEREAS, the City Council of the City of Los Angeles has heretofore 
duly adopted redevelopment plans (collectively, the “Redevelopment Plans") for 
each of the following redevelopment project areas (collectively, the “Project 
Areas") within the City of Los Angeles pursuant to the Community 
Redevelopment Law of the State of California: (A) City Center Redevelopment 
Project; (B) Central Industrial Redevelopment Project; (C) Hollywood 
Redevelopment Project; (D) Pacific Corridor Redevelopment Project; and (E) 
Wilshire Center/Koreatown Redevelopment Project; and

WHEREAS, each of the Redevelopment Plans contains a redevelopment 
plan map and provisions setting forth land uses permitted in the applicable 
Project Area; and

WHEREAS, each of the Redevelopment Plans contains a provision 
designated Section 502, which provides, in part, as follows: “Notwithstanding 
anything to the contrary in this Plan, the land uses permitted in the Project Area 
shall be those permitted by the General Plan, the applicable Community Plan, 
and any applicable City zoning ordinance, all as they now exist or are hereafter 
amended and/or supplanted from time to time. In the event the General Plan, the 
applicable Community Plan, or any applicable City zoning ordinance is amended 
or supplemented with regards to any land use in the Project Area, the land use 
provisions of this Plan, including without limitation, all Exhibits attached hereto, 
shall be automatically modified accordingly without the need for any formal plan 
amendment"; and

WHEREAS, prior to the enactment of the legislation known as Assembly 
Bill 1x-26 (“AB 26”) which dissolved redevelopment agencies in the State of 
California, the Community Redevelopment Agency of the City of Los Angeles 
(the “Former Redevelopment Agency") and its staff carried out the provisions of 
the Redevelopment Plans, which included, as a matter of administrative practice, 
reviewing all development applications in the Project Areas to determine if the 
proposed development conformed to the land use requirements of the respective 
Redevelopment Plans; and

WHEREAS, AB 26 (Health and Safety Code Section 34173) provides: 
“Except for those provisions of the Community Redevelopment Law that are 
repealed, restricted, or revised pursuant to the act adding this part, all authority,
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rights, powers, duties and obligations previously vested with the former 
redevelopment agencies under the Community Redevelopment Law, are hereby 
vested in the successor agencies”; and

WHEREAS, the CRA/LA, A DESIGNATED LOCAL AUTHORITY 
(“CRA/LA”) is the duly established successor agency to the Former 
Redevelopment Agency, with all authority, rights, powers, duties and obligations 
to carry out the Redevelopment Plans, and

WHEREAS, CRA/LA has determined that it is necessary and appropriate, 
in winding down the affairs of the Former Redevelopment Agency, to carry out 
the Redevelopment Plans in such a way as to give effect to the provisions set 
forth in Section 502 of the Redevelopment Plans,

NOW, THEREFORE, the Governing Board of the CRA/LA resolves as 
follows:

1. The Recitals set forth above are true and correct.

2. For the purposes of determining whether land uses proposed in 
development applications for any property located in the Project Areas 
are permitted uses, it is hereby determined that any land uses 
permitted for such property by the applicable provisions of the City of 
Los Angeles General Plan, Community Plan and Zoning Ordinance, all 
as they now exist or are hereafter amended or supplanted from time to 
time, shall be permitted land uses for all purposes under the applicable 
Redevelopment Plan.

3. The land use designation for any property in a Project Area set forth in 
the Redevelopment Plan Map and the land use regulations for such 
property set forth in the Redevelopment Plan for the applicable Project 
Area shall defer to and be superseded by the applicable City of Los 
Angeles General Plan, Community Plan and Zoning Ordinance land 
use designations and regulations for such property, all as they now 
exist or are hereafter amended or supplanted from time to time.

ADOPTED: June 21. 2012

AYES: Rising, Semcken, McOsker
NOES: 0
ABSENT: 0
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