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THROUGH: Jonathan Lait, AICP, City Planner

SUBJECT:  Housing Element — Review of draft Housing Element in Preparation for
Submittal o the Department of Housing and Community Development.

EXCUTIVE SUMMARY

This study session concludes the Housing Element update discussion which began on
April 22, and continued on May 13, June 24, and July 8, 2010.

The focus of this study session is to:

1. Review, and refine the language proposed for Housing Implementation Program
12.1 (Imp. 12.1)

2. Review the draft element in preparation for submittal to the Department of
Housing and Community Development

DISCUSSION

During the most recent study session on July 8, the Planning Commission requested
additional information on the housing types addressed by Imp 12.1. Supplemental
information, along with revised program language is provided in Attachments A, and B
respectively.

Also during that study session on July 8, the Planning Commission concluded the review
of all sections of the draft Housing Element. The study session dates and Housing
Element sections reviewed are provided in the following chart.

Planning Commission Study Sessions on draft
Housing Element Sections

April 22 Community Needs
Housing Characteristics

Housing Costs
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Planning Commission Study Sessions on draft
Housing Element Sections

Housing Constraints

May 13 Goals and Policies
June 24 Programs, part |
July 8 Programs, part 2

Potential Sites Inventory Maps

The sections have been compiled to form the draft Housing Element document.
Language resulting from the discussion on Imp. 12.1 will be included in the draft
Housing Element (Attachment C).

Draft Housing Element. Some language has been refined in the Constraints, Past
Accomplishments, and Potential Sites Sections since the Planning Commission last
reviewed those sections, based on further analysis and assessment. The changes are not
substantive. No other language changes have occurred (Goal and Policy language was
refined by the Planning Commission on June 24 and July 8 Program language was
refined on July 8, grammar and punctuation corrections for the programs was provided
shortly thereafter by Commissioner Corman).

NEXT STEPS

Following review and direction by the Planning Commission, the draft Housing Element
will be sent to HCD for initial review. Typically, HCD requires two reviews. In the initial
review, HCD will identify any additional information necessary for State certification.
This review usually takes 60 days. Once complete, HCD will formalize their comments in
a letter to the City. When this letter arrives, the Housing Element and letter will be
brought back to the Planning Commission. If the draft element is sent to HCD in
August, staff anticipates that the Housing Element could return to the Planning
Commission in November. At that time, the Planning Commission may consider the
recommendations from HCD and refine the draft Housing Element as appropriate. Once
any refinements have been completed, the draft element will be send back to HCD for a
second review, and an environmental review will be conducted per the California
Environmental Quality Act (CEQA). The draft document would then come before the
City Council for consideration in the spring of 2011.

RECOMMENDATION

Review the proposed language for Imp. 12.1 in Attachment B, using Attachment A as
reference. Revise Attachment B as appropriate. Once reviewed and revised, direct
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Attachment B (Imp. 12.1) be included in the draft Housing Element (Attachment C), and
the draft Housing Element be sent to the State Department of Housing and Community
Development. -

b \’lf(j [ 5
PETER NOONAN, AICP

Attachments:

Attachment A - Definitions and Summary of Housing Addressed by Draft Housing
Implementation Program 12.1 (Imp. 12.1)

Attachment B - Proposed Language for Draft Housing Implementation Program 12.1

Attachment C - Draft Housing Element (provided as a separate document)
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Definitions and Summary of Housing Addressed by
Draft Housing Implementation Program 12.1 (Imp. 12.1)

Before providing summaries and discussion for the various housing types addressed in
Housing Implementation Program 12.1, a brief summary of Federal regulation of housing
for individuals with disabilities is provided. This regulation forms the basis for State law.

Federal Fair Housing Amendments Act. The Federal Government prohibits local
governments from making housing opportunities unavailable fo people with disabilities
through discriminatory land use and zoning rules, policies, practices and procedures
under the Federal Fair Housing Amendments Act. This Act went into effect in 1988,
extending fair housing protections to individuals with disabilities in virtually every housing
activity, or transaction (42 US.C. §§ 3601 et seq. (Federal Fair Housing Act). The
legislative history of the Act specifically recognizes that zoning ordinance provisions
have discriminated against people with disabilities by limiting opportunities fo live in the
community in congregate or group living arrangements.

Residential Care Facilities

(Regulated by the California’s Community Care Facilities Act)

Summary. State licensed “Residential Care Facilities”, and “Alcoholism or Drug Abuse
Recovery or Treatment Facilities” that serve 6 or fewer persons are regulated by the
State, and this regulation pre-empts local zoning ordinances. Therefore, local
jurisdictions must treat such uses as they would single-family uses. A short definition and
discussion for each type of facility follows.

Definition. A “residential care facility” is any group care facility or similar facility that
provides 24-hour non-medical care of people in need of supervision or assistance
essential for sustaining activities of daily living (Heath and Safety Code § 1502(a)(1)).

Discussion. The State’'s Community Care Faciliies Act requires that State licensed
residential care facilities for six or fewer persons be freated the same as single-family
residences and, in doing so, pre-empts local zoning regulation of these facilities (Heath
and Safety Code §§ 1566 et seq.). The Act is designed to move individuals with
disabiliies out of insfitutions and info family-ike surroundings in  residential
neighborhoods. By requiring that these group homes with up fo six residents be treated
as single-family residences, the Act negates the "business” feature of any such facilities
which might preclude them form location in compatible residential zones.

The law further provides that resident care facilities serving six or fewer individuals with
disabilities be considered family uses for purposes of zoning laws which relate fo the
residential use of the property. State law specifies that for purposes of local zoning
codes, these facilities shall not be included in the definition of boards or rooming house,
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guest home, rest home or other similar term which implies that residential care facilities
are a business and different than a family dwelling (Heath and Safety Code § 1566.3.)

Alcoholism or drug abuse recovery or freatment facility
(Regulated by the State Department of Alcohol and Drug Programs Regulations)

Summary. “Alcoholism or Drug Abuse Recovery or Treatment Facilities” that serve é or
fewer persons are regulated by the State, and this regulation pre-empts local zoning
ordinances. Therefore, local jurisdictions must treat such uses as they would single-
family uses. A short definition and discussion for each type of facility follows.

Definition. “Alcoholism or drug abuse recovery or freatment facility” means any
premises that provides 24-hour non-medical services to adults who are recovering from
problems related to alcohol and/or drug abuse or misuse and who need recovery
treatment or detoxification services (Heath and Safety Code § 11834.02.).

Discussion. Individuals in recovery for substance abuse are considered as having a
disability. The California legislature has enacted a series of laws intended to provide
and ensure the accessibility of alcohol and drug recovery, and intervention and
prevention services to these individuals (Heath and Safety Code § 1781.)

These Alcohol and Drug Recovery Program statues provide that alcoholism or drug
abuse recovery or freatment facilities that service six or fewer person be considered a
residential use for purposes of zoning (Heath and Safety Code § 11834.23.). Like the
Community Care Facilities Act, which addresses licensed residential care facilifies of six
or fewer residents, these statutes pre-empt local regulation of state licensed alcohol or
drug abuse recovery or treatment facilities servicing six or fewer individuals. These
facilities which serve six of fewer individuals shall not be included within the definition of
rooming or boarding house, institution or home for the care of minors, the aged or other
similar term that implies that the facility is a business run for profit and differs in any other
way from a single-family residence (Heath and Safety Code § 11834.23.)

Emergency Shelters, Transitional Housing, Supportive Housing, and Single-Room
Occupancy (SRO) Units
(Regulated by Senate Bill 2 (Government Code Section 65583)

Summary. Emergency shelters, fransitional housing, supportive housing and single-room
occupancy (SRO) units are addressed together in the following section. All of these
housing types pay a role in providing permanent housing for those in need. As such,
these housing types will usually be integrated into a system of care giving (referred to as
a “continuum of care” or COC), and are typically constructed, owned, and operated
by non-profit housing and services providers. A person in need will enter into the COC
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typically through an emergency shelter, where immediate housing is provided while
their immediate needs are assessed. As soon as possible the operator of the
emergency shelter will then move the person into transitional housing {length of stay is
limited) or into supportive housing (length of stay is unlimited). In fransitional and
supportive housing, the person's long-term needs will be assessed, and the service
provider works towards meeting those needs. This may include setting the person up on
State and Federal assistance, social security or other forms of public aid. A person is
placed in supportive housing when through their needs assessment it becomes
apparent that they will need continuous care and support, such as the chronically
homeless and persons suffering from certain ilinesses. In the case of transitional housing,
through this time period, the service provider will work fowards placing the person in
longer-term housing. If possible, the service provider works to locate the person in
permanent housing, this could be in an apartment (or SRO, which is more affordable
than other types of rental housing), where the person pays rent, and if they are
capable may work.

Definitions. Definitions from the State Department of Housing and Community
Development are provided below.

“Emergency Shelter” — (Health and Safety Code 50801(e)): means housing with minimail
supportive services for homeless persons that is limited to occupancy of six months or
less by a homeless person. No individual or household may be denied emergency
shelter because of an inability to pay.

“Transitional Housing” — (Health and Safety Code 50675.2(h})): means rental housing
operated under program requirements that call for the termination of assistance and
recirculation of the assisted unit to another eligible program recipient at some
predetermined future point in time, which shall be no less than six months.

“Supportive Housing - (Health and Safety Code 50675.14(b)): Supportive housing is
permanent rental housing linked to a range of support services designed to enable
residents to maintain stable housing and lead fuller lives. Supportive housing has no limit
on length of stay (whereas there is a length of stay in Transitional Housing), and is linked
to onsite or offsite services that assist the supportive housing resident in retaining the
housing, improving his or her health status, and maximizing his or her ability to live and,
when possible, work in the community.

“Single-Room Occupancy (SRO) Units” are small, between 200 to 350 square foot,
rooms that include a bed, closet, small kitchenette, and bathroom. Many SRO’s are
converted from hotels. These units provide a valuable source of affordable housing
lower- income individuals, seniors, people with disabilities, and the formerly homeless.

Discussion. All cities and counties must identify zone or zones that allow emergency
shelters as a permitted use, without a conditional use permit or other discretionary
permit.

Emergency Shelters. Every locality must identify a zone or zones where emergency
shelters are allowed as a permitted use without a conditional use or other discretionary
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permit. The identified zone or zones must include sufficient capacity to accommodate
the need for emergency shelter as idenfified in the housing element, EXCEPT that all
local governments must identify a zone or zones to accommodate at least one year-
round shelter. Adequate sites/zones can include existing facilities that can be
converted to accommodate the need for emergency shelters.

Shelters may only be subject only to development and management standards that
apply to residential or commercial development in the same zone except that local
governments may apply written and objective standards that include all of the
following:

¢ maximum number of beds;

« offstreet parking based upon demonstrated need;
e size and location of on-site waiting and intake areas;
e provision of on-site management;

e proximity to other shelters;

e length of stay;

+ lighting; and

« security during hours when the shelter is open.

Transitional Housing. Transitional housing is to be considered as a residential use and
must be subject to the same restrictions that apply to similar housing types in the same
zone. Transitional housing is used to facilitate the movement of homeless individuals
and families to permanent housing. A person may live in a transitional apartment for up
to two-years while receiving services that enable independent living. Every locality
must identify zones that will allow the development of transitional housing. Appropriate
sites for fransitional housing have the following characteristics:

« Zoning: Transitional housing should be subject to the same permitting processes
as other housing in the zone without undue special regulatory requirements.

e Location: The zoning should include sites located within the boundaries of the
jurisdiction and close to public services and facilities, including transportation.

« Development Standards: Parking requirements, fire regulations, and design
standards should not impede the efficient use of the site as transitional housing.

Supportive Housing. Supportive housing is to be considered as a residential use and
must be subject to the same restrictions that apply to similar housing types in the same
zone. Supportive housing is similar to fransitional housing; however there is no time limit
on a person'’s stay in supportive housing. Typically, a portion of the housing is targeted
to people who have risk factors such as homelessness, or health challenges such as
mental illness or substance addiction; such persons may remain in supportive housing
indefinitely. Study after study attest to the cost effectiveness of supportive housing. Not
only is it significantly less expensive than the institutional alternatives that homeless and
disabled people often cycle through - including shelters, institutions and hospitals - it
ends tenants’ dependence on emergency services for healthcare and treatment. The
types of support services that can be provided include medical and mental health
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care, vocational and employment services, substance abuse treatment, childcare, and
independent living skills training.

Most supportive housing is built and managed by non-profit housing developers in
partnership with non-profit service providers. However, local governments must play a
proactive role in assuring support and providing necessary approvals. The housing
element should identify zones that allow supportive housing development and
demonstrate that zoning, local regulations (standards and the permit process)
encourage and facilitate supportive housing.

Supportive housing comes in all shapes and sizes, and is designed to meet the needs of
both the people to be served and the communities where it is located. It could be a
renovated hotel or a new multifamily development where tenants with disabilities live
alongside other families. Supportive housing can include services for the residents in the
building, or a number of small supportive homes may share a cenfral neighborhood
service center. Whatever the configuration, supportive housing allows tenants, who
would otherwise be homeless, or utilizing emergency services and institutions to access
support services that enable them to live as independently as possible, while reducing
the burden on community emergency services.

Single-Room Occupancy (SRO) Units: Many older SROs have been lost due to
deterioration, hotel conversions, and demolition. Therefore, in addition to identifying
zoning and development standards that will allow and encourage the construction of
new SROs, local governments should consider including program actions in their
housing elements that commit to preserving and rehabilitating existing residential hotels
and other buidings suitable for SROs. Other implementation actions that would
encourage both the development of new SROs and the preservation of existing
opportunities include:

e Zoning and permit procedures. The element could include a program action
that commits the local government to amending their zoning and building
codes, and permitting procedures to facilitate and encourage new SRO
construction. A more streamlined entittiement process helps in providing greater
predictability in the approval and development of new SROs. In terms of
preservation, local governments could include programs to promote the
rehabilitation of older (structurally sound) buildings located in appropriate areas,
rather than demolition.

e Provide regulatory and fiscal assistance. The element could include a program
action that commits the local government to providing funding sources and
regulatory relief to assist non-profit developers in constructing and preserving
SRO facilities.

+ Implement educational programs. Include a program to outreach to
neighborhood groups, stakeholders, advocates, and local businesses regarding
the advantages of providing opportunities for new construction and preservation
of SROs.
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Definitions and Summary of Housing Addressed by
Draft Housing Implementation Program 12.1 (Imp. 12.1)

Before providing summaries and discussion for the various housing types addressed in
Housing Implementation Program 12.1, a brief summary of Federal regulation of housing
for individuals with disabilities is provided. This regulation forms the basis for State law.

Federal Fair Housing Amendments Act. The Federal Government prohibits local
governments from making housing opportunities unavailable to people with disabilities
through discriminatory land use and zoning rules, policies, practices and procedures
under the Federal Fair Housing Amendments Act. This Act went into effect in 1988,
extending fair housing protections to individuals with disabilities in virtually every housing
activity, or transaction (42 US.C. §§ 3601 et seq. (Federal Fair Housing Act). The
legislative history of the Act specifically recognizes that zoning ordinance provisions
have discriminated against people with disabilities by limiting opportunities to live in the
community in congregate or group living arrangements.

Residential Care Facilities
(Regulated by the California’s Community Care Facilities Act)

summary. State licensed “Residential Care Facilities”, and “Alcoholism or Drug Abuse
Recovery or Treatment Facilities” that serve 6 or fewer persons are regulated by the
State, and this regulation pre-empfs local zoning ordinances. Therefore, local
jurisdictions must freat such uses as they would single-family uses. A short definition and
discussion for each type of facility follows. There is a distance criteria that can be
applied to certain residential care facilities, however this cannot be applied to alcohol
or drug abuse recovery or freatment facilities, residential care facilities for the elderly
and foster family homes (Heath and Safety Code §1520.5).

Definition. A “residential care facility” is any group care facility or similar facility that

provides 24-hour non-medical care of people in need of supervision or assistance
essential for sustaining activities of daily living (Heath and Safety Code § 1502(a)(1)).

Discussion. The State's Community Care Facilities Act requires that State licensed
residential care facilities for six or fewer persons be treated the same as single-family
residences and, in doing so, pre-empts local zoning regulation of these facilities (Heath
and Safety Code §§ 1566 et seq.). The Act is designed to move individuals with
disabiliies out of institutions and into family-ike surroundings in residential
neighborhoods. By requiring that these group homes with up to six residents be tfreated
as single-family residences, the Act negates the “business” feature of any such facilities
which might preclude them form location in compatible residential zones.

The law further provides that resident care facilities serving six or fewer individuals with
disabilities be considered family uses for purposes of zoning laws which relate to the
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residential use of the property. State law specifies that for purposes of local zoning
codes, these facilities shall not be included in the definition of boards or rooming house,
guest home, rest home or other similar term which implies that residential care facilities
are a business and different than a family dwelling (Heath and Safety Code § 1566.3.)

Alcoholism or drug abuse recovery or treatment facility
(Regulated by the State Department of Alcohol and Drug Programs Regulations)

Summary. “Alcoholism or Drug Abuse Recovery or Treatment Facilities” that serve 6 or
fewer persons are regulated by the State, and this regulation pre-empts local zoning
ordinances. Therefore, local jurisdictions must treat such uses as they would single-
family uses. A short definition and discussion for each type of facility follows.

Definition. "Alcoholism or drug abuse recovery or treatment facility” means any
premises that provides 24-hour non-medical services to adults who are recovering from
problems related to alcohol and/or drug abuse or misuse and who need recovery
freatment or detoxification services (Heath and Safety Code § 11834.02.).

Discussion. Individuals in recovery for substance abuse are considered as having a
disability. The California legisiature has enacted a series of laws intended to provide
and ensure the accessibility of alcohol and drug recovery, and intervention and
prevention services to these individuals (Heath and Safety Code § 1781.).

These Alcohol and Drug Recovery Program statutes provide that alcoholism or drug
abuse recovery or treatment facilities that service six or fewer person be considered a
residential use for purposes of zoning (Heath and Safety Code § 11834.23.). Lke the
Community Care Facilities Act, which addresses licensed residential care facilities of six
or fewer residents, these statutes pre-empt local regulation of state licensed alcohol or
drug abuse recovery or treatment facilities servicing six or fewer individuals. These
facilities which serve six of fewer individuals shall not be included within the definition of
rooming or boarding house, institution or home for the care of minors, the aged or other
similar term that implies that the facility is a business run for profit and differs in any other
way from a single-family residence (Heath and Safety Code § 11834.23))

Emergency Shelters, Transitional Housing, Supportive Housing, and Single-Room
Occupancy (SRO) Units ,
(Regulated by Senate Bill 2 (Government Code Section 65583)

Summary. Emergency shelters, transitional housing, supportive housing and single-room
occupancy (SRO) units are addressed together in the following section. All of these
housing types pay a role in providing permanent housing for those in need. As such,
these housing types will usually be integrated into a system of care giving (referred to as
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a “continuum of care" or COC}, and are typically constructed, owned, and operated
by non-profit housing and services providers. A person in need will enter into the COC
typically through an emergency shelter, where immediate housing is provided while
their immediate needs are assessed. As soon as possible the operator of the
emergency shelter will then move the person into transitional housing (length of stay is
limited) or into supportive housing (length of stay is unlimited). In tfransitional and
supportive housing, the person's long-term needs will be assessed, and the service
provider works towards meeting those needs. This may include setting the person up on
State and Federal assistance, social security or other forms of public aid. A person is
placed in supportive housing when through their needs assessment it becomes
apparent that they will need continuous care and support, such as the chronically
homeless and persons suffering from certain ilinesses. In the case of transitional housing,
through this time period, the service provider will work towards placing the person in
longer-term housing. If possible, the service provider works to locate the person in
permanent housing, this could be in an apartment (or SRO, which is more affordable
than other types of rental housing), where the person pays rent, and if they are
capable may work.

Definltions. Definitions from the State Department of Housing and Community
Development are provided below.

“Emergency Shelter” ~ (Health and Safety Code 50801(e)): means housing with minimail
supportive services for homeless persons that is limited to occupancy of six months or
less by a homeless person. No individual or household may be denied emergency
shelter because of an inability to pay.

“Transitional Housing” - (Health and Safety Code 50675.2(h)): means rental housing
operated under program requirements that call for the termination of assistance and
recirculation of the assisted unit to another eligible program recipient at some
predetermined future point in time, which shall be no less than six months.

“Supportive Housing ~ (Health and Safety Code 50675.14(b)): Supportive housing is
permanent rental housing linked to a range of support services designed to enable
residents to maintain stable housing and lead fuller lives. Supportive housing has no limit
on length of stay (whereas there is a length of stay in Transitional Housing), and is linked
to onsite or offsite services that assist the supportive housing resident in retaining the
housing, improving his or her health status, and maximizing his or her ability to live and,
when possible, work in the community.

“Single-Room Occupancy (SRO) Units" are small, between 200 to 350 square foot,
rooms that include a bed, closet, small kitchenette, and bathroom. Many SRO's are
converted from hotels. These units provide a valuable source of affordable housing
lower- income individuals, seniors, people with disabilities, and the formerly homeless.

Discussion. All cities and counties must identify zone or zones that allow emergency
shelters as a permitted use, without a conditional use permit or other discretionary
permit.
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Emergency Shelters. Every locality must identify a zone or zones where emergency
shelters are allowed as a permitted use without a conditional use or other discretionary
permit. The identified zone or zones must include sufficient capacity to accommodate
the need for emergency shelter as identified in the housing element, EXCEPT that all
local governments must identify a zone or zones to accommodate at least one year-
round shelter. Adequate sites/zones can include existing facilities that can be
converted to accommodate the need for emergency shelters.

Shelters may only be subject only to development and management standards that
apply to residential or commercial development in the same zone except that local
governments may apply written and objective standards that include ail of the
following:

e maximum number of beds;

« off-street parking based upon demonstrated need;
« size and location of on-site waiting and intake areas;
e provision of on-site management;

e proximity to other shelters;

« length of stay;

e lighting; and

s security during hours when the shelter is open.

Transitional Housing. Transitional housing is to be considered as a residential use and
must be subject to the same restrictions that apply to similar housing types in the same
zone. Transitional housing is used to facilitate the movement of homeless individuals
and families to permanent housing. A person may live in a transitional apartment for up
to two-years while receiving services that enable independent living. Every locality
must identify zones that will allow the development of transitional housing. Appropriate
sites for transitional housing have the following characteristics:

« Zoning: Transitional housing should be subject to the same permitting processes
as other housing in the zone without undue special regulatory requirements.

» Locdtion: The zoning should include sites located within the boundaries of the
jurisdiction and close to public services and facilities, including transportation.

« Development Standards: Parking requirements, fire regulations, and design
standards should not impede the efficient use of the site as transitional housing.

Supportive Housing. Supportive housing is to be considered as a residential use and
must be subject to the same restrictions that apply to similar housing types in the same
zone. Supportive housing is similar to transitional housing; however there is no time Ilimit
on a person's stay in supportive housing. Typically, a portion of the housing is targeted
to people who have risk factors such as homelessness, or health challenges such as
mental iliness or substance addiction; such persons may remain in supportive housing
indefinitely. Study after study attest to the cost effectiveness of supportive housing. Not
only is it significantly less expensive than the institutional alternatives that homeless and
disabled people often cycle through - including shelters, institutions and hospitals — it
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ends tenants’ dependence on emergency services for healthcare and treatment. The
types of support services that can be provided include medical and mental health
care, vocational and employment services, substance abuse treatment, childcare, and
independent living skills training.

Most supportive housing is built and managed by non-profit housing developers in
partnership with non-profit service providers. However, local governments must play a
proactive role in assuring support and providing necessary approvals. The housing
element should identify zones that allow supportive housing development and
demonstrate that zoning, local regulations (standards and the permit process)
encourage and facilitate supportive housing.

Supportive housing comes in all shapes and sizes, and is designed to meet the needs of
both the people to be served and the communities where it is located. It could be a
renovated hotel or a new multifamily development where tenants with disabilities live
alongside other families. Supportive housing can include services for the residents in the
building, or a number of small supportive homes may share a central neighborhood
service center. Whatever the configuration, supportive housing allows tenants, who
would otherwise be homeless, or utilizing emergency services and institutions to access
support services that enable them to live as independently as possible, while reducing
the burden on community emergency services.

Single-Room Occupancy (SRO) Units: Many older SROs have been lost due to
deterioration, hotel conversions, and demolition. Therefore, in addition to identifying
zoning and development standards that will allow and encourage the construction of
new SROs, local governments should consider including program actions in their
housing elements that commit to preserving and rehabilitating existing residential hotels
and other buidings suitable for SROs. Other implementation actions that would
encourage both the development of new SROs and the preservation of existing
opportunities include:

» Zoning and permit procedures. The element could include a program action
that commits the local government to amending their zoning and building
codes, and permitting procedures to facilitate and encourage new SRO
construction. A more streamlined entitliement process helps in providing greater
predictability in the approval and development of new SROs. In terms of
preservation, local governments could include programs to promote the
rehabilitation of older (structurally sound) buildings located in appropriate areas,
rather than demolition.

« Provide regulatory and fiscal assistance. The element could include a program
action that commits the local government to providing funding sources and
regulatory relief to assist non-profit developers in constructing and preserving
SRO facilities.

e Implement educational programs. Include a program to outreach to
neighborhood groups, stakeholders, advocates, and local businesses regarding
the advantages of providing opportunities for new construction and preservation
of SRO:s.
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Community Needs

To better understand the housing needs of Beverly Hills community
members, a community profile was completed. This profile provides
population estimates, household and income characteristics, and
an analysis of housing needs. This assessment serves as part of the
foundation on which housing programs for the 2006-2014 planning
cycle may be based.

Population Characteristics

The City's resident population has remained relatively stable over
time, sustaining a steady increase since the 1930s, with a leveling off
during the 1970s. Table 1 shows Beverly Hills' population as
enumerated over the last 27 years and compares its population
changes with those of neighboring cities, and Los Angeles County.
Between 1980 and 1990, Beverly Hills experienced a slight decrease
in population. Specifically, the City's population decreased
approximately 1 percent between 1980 and 1990. More recently
however, Beverly Hills has experienced a modest increase in the
level of growth. Between 1990 and 2000, the City’s population grew
by almost é-percent and increased another é percent from 2000 to
2007.
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Table 1 Population Growth 1980-2007,CNeig'hboring Communities and Los Angeles
ounty

% Chone %
Jurisdiction 1980 1990 (‘:gg—'}goe 2000 % 2007 qm;
Beverly Hills 32,367 31,971 -1.2% 33.784 5.7% 36,084 6.8%
Santa Monica 88,314 86,905 -1.6% 84,084 -3.2% 91,124 8.3%
Culver City 38,139 38,793 1.7% 38,816 0.1% 40,792 5.1%
West Hollywood * 36,118 n/a 35,716 -1.1% 37,653 5.4%
LA City 2,966,850 13,485,398 | 17.5% |3.694820| 60% | 4018080 | 87%
LA County 7,477,503 18,863,164 | 18.5% 19,519,338} 7.4% 10,331,939 8.5%

SOURCE: US Census of Poguiation and Housing 1980, 1990, 2000 and Califormia
b . = N - -
Department of Finunce:, Junuary 2007

The Southern California Association of Governments (SCAG), as part
of its mandated planning functions, has developed population and
employment projections for each jurisdiction in the region.
According to SCAG projections, Beverly Hills is expected to
experience only moderate levels of new growth over the next
decade, with population levels increasing by 2 percent to 36,642
persons by 2015.

Age Composition

The age characteristics of a community have important effects on
housing demand. Different age groups have distinct lifestyles,
income levels, and family types and sizes that influence preferences
and ability to afford housing. These housing choices evolve over
time; therefore, evaluating the age characteristics of a community is
important in addressing housing needs of residents.

Several frends with regard to age characteristics have
occurred in the community from 1990 to 2000. One of the most
dramatic changes was the size of the preschool and school age
children population, which increased significantly both in proportion
and number from 1990 to 2000 (Table 2). The number of children less
than five years old increased by 22-percent during 1990 to 2000.
During the same period, school-aged children (ages 5-18) increased
by 43-percent. Collectively, the proportion of children under age 18
increased by 39-percent, representing an increase of approximately
2,082 children in the community.

! West Hollywood was not incorporated until 1984, prior to this the West Hollywood
area was included in the Los Angeles County population growth estimates.
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Table 2 Population and Percent Change by Age Group, 1990 and 2000,
City of Beverly Hills

1990 2000 o
Change
1990~
Age Number | Percent | Number | Percent 2000
Preschool 0-4 1,038 3.2 1,266 3.7 22.0
schoolAge 4,305 13.5 6,161 18.2 43.]
Young Adults
19-34 6,892 21.5 6,237 18.5 (9.5}
Older Adults
35 64 13,291 41.6 14171 41.9 6.6
Seniors 65/+ 6,445 20.2 5949 17.6 (7.7)
Total 31,971 100.0 33,784 100.0 53

SOURCE: US, Cansus 1990 and 2000

In contrast, the number of young adults between ages 19 and
34 decreased by approximately 9-percent between 1990 and 2000.
This age group typically consists of students, recent graduates, or
adults in the early stages of their careers that are seeking more
affordable housing opportunities such as rental units, condominiums,
or smaller single-family homes. However, older adults between ages
35 and 64 increased by almost 7 percent between 1990 and 2000.
Adults in the lower range of this age group are typically more settled
in their careers, starting to raise families and may seek larger, move-
up housing opportunities.  Persons age 65 or more decreased
between 1990 and 2000, for an overall decrease of almost
8 percent. However, while the overall proportion of seniors
decreased in Beverly Hills, this age group remains a significant
portion of the community, accounting for almost 18 percent of
residents. Attention must be paid to the housing needs of older
residents who as they age, may require smaller, more affordable
housing near fransportation and supportive services

Race and Ethnicity

Los Angeles County has become increasingly diverse in terms of
race, culture, and ethnicity over the past decade. These changes
can have important implications on the nature and extent of
housing needs since different racial and ethnic groups may have
different household characteristics and cultural backgrounds that
affect their needs and preferences for housing.

As displayed in Table 3, although the population of Beverly
Hills remains primarily comprised of non-Hispanic White residents, it
has become more ethnically and racially diverse since 1990. In 1990,
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non-Hispanic  White  residents comprised 91 percent of the
population, compared to 85 percent in 2000. In contrast, the share
of Asian residents increased from 5 percent in 1990 to 7 percent in
2000. The proportion of African American or Hispanic residents did
not increase substantially over this time period. Compared to Los
Angeles County as a whole, the City's share of African-American,
Asian, Hispanic, and other minority residents is significantly lower.

A slightly larger percentage of Beverly Hills residents were
foreign born (38-percent) in 2000 than in the county as a whole (36~
percent). Although not a racial category, the ancestries of Beverly
Hills residents are quite diverse although the Census categories do
not provide the ancestries of many—over 48-percent of residents
selected the category “other ancestry.” The next largest group
reported was Russian ancestry (9-percent), followed by American
ancestry (6-percent) and German ancestry (5-percent).  The
remaining 32-percent reported a wide range of ancestries.

Many different first languages are spoken by Beverly Hills
residents, with 44-percent of the population over the age of five
reporting a language other than English spoken at home. Of this
group, 37-percent are described as speaking English less than very
well.

Table 3 Ethnicity of Population for Bevggx Hills and Los Angeles County, 1990~
2

2000 1990
Race Percent |  Number Percent | Numbey
Beverly Hills
White 85.10% 28,735 91.30% 29,182
African American 1.80% 597 1.70% 543
American Indian 0.10% 43 0.20% 59
Asian 7.10% 2,383 5.50% 1,745
Native Hawaiian 0.00% 10 0 n/a
Other 1.50% 508 1.40% 442
Two or more 4.5% 1,507 n/a n/a
Total 100.00% 33,784 100.00% 31,971

B Hispanic 4.60% 1,565 5.40% 1725
Los Angeles County
White 48.70% 4,637,062 56.80% 5,035,103
African American 9.80% 930,957 11.20% 992,974
American Indian 0.80% 76,968 0.50% 45,508
Asian 11.90% 1,137,500 10.80% 954,485
Native Hawaiian 0.30% 27,053 n/a
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Table 3 Ethnicity of Population for Be\égrly Hills and Los Angeles County, 1990~
00

2000 1990
Race Percent Number Percent Number
Other 23.50% 2,239,997 20.70% 1,835,094
Two or more 4.90% 469,781 n/a n/a
Total 100.00% 9,519,338 100.00% 8,863,164
Hispanic 44.60% 4,242,213 37.80% 3,351,242

SOURCE: 1990, 2000 U.S. Census of Poputation and Housing

Because of increasing mariage among members of different
racial/ethnic groups, resulting in the growing number of multi-race
children, the 2000 Census infroduced a new category—"fwo or
more races.” This marked the first time that respondents were
allowed to select more than one race in the Census. This recent
Census category has become more important, particularly in
ethnically and racially diverse areas such as Southern Cdlifornia.
According to the 2000 Census, approximately 4-percent of Beverly
Hills residents identified themselves as being of mixed racial/ethnic
heritage.

As displayed in Table 4, the trend of greater racial and ethnic
diversity in the community is reflected in an examination of school
enrollment data from the Beverly Hills Unified School District since
1995. The District operates one high school, one alternative high
school (grades 9-12), four elementary schools {grades K-8), and one
adult school within the District that provide school services to Beverly
Hills residents. In addition, there are eight private schools operating
in the City of Beverly Hils. Information on racial and ethnic
composition is not available from these schools.

Table 4 Ethnicity of Student School Enroliment Beverly Hills Unified School

District, 1995-2004

1995/96 2005705 % Change

Ethnicity Number | Percemt | Number | Percent | 1990-2000
White 4,205 81.2% 3,930 74.2% -6.5%
Asian 550 10.6% 790 14.9% 43.6%
Hispanic 194 3.7% 224 4.2% 15.5%
African American 225 4.3% 238 4.5% 57%
American Indian 4 0.1% 2 0.0% -50%

g"e"s'gg'ﬁs/e"“’ n/a n/a 13 21% n/a

Total 5178 100% 5,297 100% 2.3%

SOURCE: California Depariment of Education, 2006

According to school enrollment data, there have been
changes in the racial and ethnic composition of Beverly Hills students
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over the past ten years. While non-Hispanic Whites students remain
the majority of all students enrolled, the proportion of non-Hispanic
White students decreased from 81-percent in 1995/96 to 74-percent
in 2005/06. In contrast, the number of Asian students enrolled during
the same period increased from 11-percent to 15-percent. The
number of Hispanic and African American students remained
relatively stable, each accounting for approximately 4 percent of all
students enrolled.

Employment

Highly correlated to household income, employment has an
important impact on housing needs. Higher-paying jobs provide
broader housing opportunities for residents, while lower-paying jobs
limit housing options. In addition, employment growth is a major
factor affecting the demand for housing in a community.

Beverly Hills is a major employment center and part of a larger
concentration of economic activity in the Westside area of Los
Angeles County. Beverly Hills has a high concentration of jobs due in
part to its central location along the Wilshire Boulevard corridor.
There are 3.8 jobs per housing unit in Beverly Hills as compared to 1.4
in Los Angeles County as whole in 2006.2  As shown in Table H 5
(Beverly Hills Jobs and Pay by Industry Group, 2004 Industry Employers
Jobs Payroll Avg. Pay), a variety of employment opportunities are
available in Beverly Hills; many of these employers pay high wages.
The average wage in Beverly Hills was approximately $80,000 in 2004;
by comparison, the average wage in Los Angeles County was
$44,000. Not all jobs in Beverly Hills are targeted towards upper-
income occupations however, and so the average wage in Beverly
Hills being higher than the county average does not mean that all
jobs in the city earn a higher income. Many service industry jobs are
also located within the community and these industries typically pay
lower wages.

The largest industry group in Beverly Hills based on number of
jobs is the retail sector, followed by the health industry,
entertainment, business services, restaurants, professional, and
finance occupations. Retail pay levels are relatively low compared
with other large industry groups, so this industry ranks fifth in terms of
payroll levels. The health care sector employs 12-percent of workers
in Beverly Hills. These employers include doctors, nursing facilities,

2 Beverly Hills Economic Profile: Sharpening the Competitive Edge. MBIA MuniServices Co. June
2006.
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health aides, laboratories, and outpatient health services. Average
pay is also below average in this sector due to the many low-skilled
workers who perform basic service jobs. Most of these workers likely
commute from places outside the City. Eight-percent of workers are
employed by restaurants. Restaurants are the lowest paying industry
group. The average pay for this sector is $22,000; by comparison,
the average pay citywide is over $80,000.

Higher paying jobs include those in the entertainment
industry, and profession service jobs and finance comprise 11-
percent of jobs are in the entertainment industry. Entertainment
employers include talent agents, entertainers, producers, and post
production. Professional occupations such as law firms, architects,
engineers, accountants, advertising agencies, and consultants
employ 7-percent. Another 7-percent are employed in the finance
sector consisting of security brokers, investment advisers, portfolio
managers, holding companies, and banks. These are also extremely
well-paid positions.
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Table 5 Beverly Hills Jobs and Pay by Industry Group. 2004 Industry Employers

Jobs Payroli Average Pay

Average
indushry Employers Jobs Payroll Pay

Retail 392 6,487 $293,262,052 $45,208
Health 897 5216 $312,838,444 $59,981
Entertainment 813 5,048 $1,220,890.314 $241,860
Business Services 484 3,978 $270,321,796 $67,958
Restaurants? 142 3,550 $79.090.851 $22,278
Finance 264 3,113 $490,517,826 $157,596
Professionals 726 3.282 $309,822,061 $94.408
Real Estate 481 2,356 $146,691,576 $62,260
Services 204 1,987 $51,386,337 $25.858
Tourism 63 2,873 $96,627,911 $33,636 :
Govermnment 2 1,684 $120,258,647 $71,412
Household 1.039 1,481 $39,253,878 $26,512
Education 18 902 $36,218,158 $40,168
Beauty 93 797 $22,517,354 $28.,247
Construction 49 626 $61,493.898 $98,159
Wholesale 144 625 $39,528,598 $63,240
Computer 74 483 $34,136,212 $70.647
Industrial 48 308 $15,326,101 $49,809
Insurance 64 269 $23,508,448 $87,239
Nonprofit 37 206 $9,075,372 $43,966
Recreation 31 197 $6,882,965 $34,934
Transportation 21 121 $4,974,329 $41,157
Communications 10 110 $6.776,069 $61,601

Total 6,103 45,719 §3,692,106,435 580,757

SOURCE: Beverly Hills Economic
runiServices Co.

3 Restaurant pay excludes tips.
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Household Characteristics

The characteristics of a community's households impact the type of
housing needed in that community. Household type, income level,
and the presence of special needs populations are all factors that
affect the housing needs of a community. The U.S. Census defines a
household as all persons who occupy a housing unit, that may
include families, an nonfamily households such as unrelated
individuals living together (such as roommates), and persons that live
alone. Persons living in group environments such as convalescent
homes, dormitories, or other group living environments are noft
considered households.

Household Composition and Size

As shown in Table 6, over half (55-percent) of all households in
Beverly Hills in 2000 were comprised of families. Single person
households comprised 38-percent of households while 7-percent
were nonfamily households. Households of all types that include
children under age 18 comprised over one quarter of all households
in 2000. Among all family types, families with young children have
shown the greatest increase since 1990. Married couple families with
children increased from 16-percent in 1990 to 18-percent in 2000,
while female-headed households with children increased from 4-
percent to 8-percent. Male-headed households within children
continued to comprise 1-percent of all households in the community.
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Table 6 Household Size and Type, 1990-2000, City of Beverly Hills

1990 2000
Percent of Percent of
Number of Tolal Number of Totod
Type of Household Households | Households | Households | Households
1 Person 5,548 38.1% 5,737 38.2
Male 1,727 11.8% 2.012 13.4%
Female 3,821 26.2% 3.725 24.8%
2+ Persons
Family Households; 8,024 55.1% 8,263 55.0%
Married Couple Family 6,463 44.4% 6,584 43.8%
-With children < 18 yrs 2,305 15.8% 2,822 18.8%
~-With no children < 18 4,158 28.5% 3,762 25.0%
Other Families 1,561 10.7% 1,679 11.2%
Male householder (no wife) 385 2.6% 456 3.0%
-With children < 18 yrs 148 1.0% 180 1.2%
~With no children < 18 yrs 237 1.6% 276 1.8%
Female householder (no husband) 1,176 8.1% 1,223 1.8%
~With children < 18 yrs 590 4.1% 661 8.1%
~With no children < 18 yrs 586 4.0% 562 3.7%
Nonfamily Households4 992 6.8% 1,035 6.9%
Male Householder 481 3.3% 480 3.2%
Female Householder 511 3.5% 555 3.7%
Total Households 14,564 100% 15,035 100%

SOURCE: 199C and 2000 U, 5. Census of Popuiation and Housing (SF3 P10)

4 A non-family household consists of a householder living alone, or a householder
who shares the home exclusively with people to whom he or she is not related such
as roommates.
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As shown in Figure H 1 (Family Households with Children), most
census tracts in the community have a significant proportion of
households with children. Census tracts with a high concentration of
family households (over 50 percent) are located south of Wilshire
Boulevard.’

Table 7 displays the total number of households in Beverly Hills
in 1990 and 2000 by household size. Household size can be another
important indicator of housing need. The presence of families with
children, students, and elderly persons, among other groups, can
have different effects on the household size in a community. For
example, household size is larger on average in communities where
many households are families with children, compared to those
where the elderly population is significant. In either case,
understanding the average household size can help identify the
type of housing necessary in a community.

The vast majority (68-percent) of all households in Beverly Hills
is comprised of one and two-person households, with the remaining
32-percent of households consisting of three or more persons. This
proportion of one-person households has remained relatively stable
from 1990 and 2000. However, the share of households of three or
more has increased from 29-percent in 1990 to 32-percent in 2000.
Conversely, the share of two-person households decreased from
almost 33-percent to 30-percent during the same time period.

Table 7 Household Size, 1990 and 2000 City of Beverly Hills

Households
1990 2000
Persons in Household Number Percent Number Percent
1 5,548 38.1 5737 38.2
2 4,741 32.6 4,515 30.0
3 1,739 1.9 1,897 12.6
4 1,498 10.3 1,678 1.2
5 710 49 846 5.6
6 or more 328 2.2 362 2.4
Total 14,564 100.00 15,035 100.0
Average Household Size 2.19 2.24

SOURCE.  Compilcd by Beverly Hillk Community De
Popuiation and Ho

moent Dept from US
1990 (STF-1) and 2

According to the 2000 Census, average household size in
Beverly Hills was 2.24, increasing from 2.19 in 1990. This frend is

® It is important to note that while there are no residential uses in the western most portion of
Block Group 700700 3, the map is showing a concentration in that portion of the City since the
entire Block Group is displayed.
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reflective of the growing number of family households with children
in the community. However, it should be noted that the average
household size in Beverly Hills remains significantly lower than the
countywide average of 2.98.

Overcrowding

A housing unit that is occupied by more than one person per room
(excluding kitchens, bathrooms, hallways and porches) is defined by
U.S. Department of Housing and Urban Development (HUD) as being
overcrowded. A housing unit with more than 1.5 persons per room is
considered to be severely overcrowded.

Overcrowding occurs when the relatively high cost of housing
either forces a household to double up with another household or
live in a smaller housing unit to be able to afford food and other
basic needs. Overcrowding can also occur if a community lacks
housing units of adequate size to meet the need of large
households. In either case, overcrowding can potentially lead to
more rapid deterioration of homes, more traffic, and a shortage of
on-site parking.

In 2000, 1,000 dwelling units in Beverly Hills, or 7 percent of the
15,032 occupied units, had more than 1.01 persons per room. Of the
overcrowded units in Beverly Hills, 81-percent were renter-occupied
dwellings. The amount of overcrowded dwellings in the City has
increased since 1990 when 5-percent (653) of all units were
overcrowded. The increase in overcrowding has also occurred
countywide. In 2000, the countywide overcrowding rate was 23-
percent, rising from 19-percent in 1990. Approximately 5-percent of
renter households and less than 1-percent of owner households were
severely overcrowded.

Household Income

The ability of a household to acquire adequate housing is almost
solely dependent on the income of the household. Household
income is oftentimes the crucial factor in evaluating the size and
type of housing available for any given household. Household
income can vary greatly across many demographic factors,
including race, gender, and household type.

According to the 2000 Census, the per capita income in
Beverly Hills was $65,507, more than three times the county per
capita income of $20,683. The median household income in the
community was $70,945; the 17™ highest in Los Angeles County. The
2000 Beverly Hills median household, family, and nonfamily
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household incomes are compared with the county and state in
Table 8 below.

Table 8 2000 Income Data Beverly Hills, Los Angeles County, and California

Median
rea Medion Househald | e me | Housahold ncome
Beverly Hills $70,945 $102,611 $49,394
Los Angeles County $42.189 $46,452 $30.917
Cdlifornia $47.493 $ 53,025 $32,024

SOURCE: 2000 US Census

Table 9, on the following page, provides information on median-
family income by household family type. As shown, household type
and income levels vary considerably by household family type.
Within Beverly Hills, the lowest income levels are for families headed
by women who have children and no spouse ($35,294). The highest
household income is for marred-couple families with children
($120,987).

Table 9 Median Family Income by Family Type

Family Type Median income
All families $102,611
Married-Couple Families
~With Children $120,987
~No Children $114,929
Other Family
Male Householder, no spouse:
~-With Children $83,945
-No Children $84,420
Female Householder, no spouse:
~With Children $35,294
~No Children $45.179

SOURCE: 7000 US, Census of Population and Housing
Income

In discussing lower-income households, it is important to
identify the income levels associated with labels such as “extremely
low,” “very low,” “low" or “moderate” income. These are usually
defined as annual household incomes not exceeding a percentage
of the median family income identified annually by the Department
of Housing and Urban Development (HUD) for the Los Angeles-Long
Beach Metropolitan area, which was $56,500 in 2007.

For planning and funding purposes, the Cadlifornia
Department of Housing and Community Development (HCD)
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categorizes households into five income groups based on county
area median income (AMI):

e Extremely Low Income—up to 30 percent of county area
median income

e Very Low Income—31-50 percent of county area median
income

e Low Income—51-80 percent of county area median income

e« Moderate Income—81-120 percent of county area median
income

« Above Moderate Income—greater than 120 percent of county
area median income

Special-income data based on the 2000 Census developed
by the Department of Housing and Urban Development (HUD) is
used to provide an overview of income distribution by household
type, tenure and cost burden in Beverly Hills. According to HUD
data, 8-percent of the City's total households in 2000 were Extremely
Low, 6-percent were Very Low Income (0 to 50-percent AMI), and 8-
percent were Low Income (51 to 80 percent AMI). Approximately 77-
percent of the households had incomes above 80 percent of the
median in 2000 (Table 10).

Certain groups had higher proportion of lower-income
households. As shown in Table 10, elderly households had higher
proportions of lower-income households than any other household
type. Approximately 55-percent of all elderly renter households and
14-percent of owner households earned lower-income levels
(earned less than 80 percent AMI}.
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Table 10 Household Income Profile and Cost Burden* by Household Type, Beverly Hills 2006

Renters Owners
Small Large Total Smali Large Total Total
Households Eideity Fomiles Famiies Renters | Elderly Families Fom%es Owners  Households

Extremely Low income
(0-30% AMD a3 305 5| saz| % 94 25 318 1,260
g 29 | 160 as | sea| 05 79 5| 219 63.7
Very Low Income
(81507 AW 295 125 24 779 79 39 19 147 926
Housing Cost Burden
o 260 115 24 714 79 39 19 133 802
Low Income
(51-80% AMI) 208 210 33 951 | 189 &9 40 308 1,259
Housing Cost Burden 258 210 33 giz | 1o 59 40 247 1,065
>30%
Moderate Income and ; . J : y :
Upper Income 740 | 1,700 305 | 5825 | 2080 | 2569 720 | 5,752 11,577
(81%+ AMI)
':g(‘)’;o.i” ejQepiel ) 205 479 125 1 1520 319 043 330 | 1,731 3,253

Total | 1,656 | 2,340 2476 | 277 804 | 6,525 15,022
Housing Cast Burden 952 964 621 | 1122 414 | 2,349 5979

Figure H 2 (Low/Moderate-Income Areas) shows the areas of
concentrated low and moderate-income households in Beverly Hills.
Areas with a concentration of low and moderate income are census
block groups with 51-percent or more of households earning low and
moderate income (120-percent or less of AMI). These four census
blocks are located south of North Santa Monica Boulevard.

Housing Cost Burden

Housing cost burden occurs when the cost of a desired unit is
greater than the monthly affordable rent or mortgage payment for
that household. Though it is not uncommon to overpay for housing,
maintaining a reasonable level of cost burden, especially among
lower-income households, is an important goal. Housing cost
burden is defined as a

According to the 2007 CHAS data presented in Table 10, 36-
percent of Beverly Hills home owners and 43-percent of renter

s Cost burden is the fraction of a household's tofal gross income spent on housing.
For renters, housing costs include rent paid by the fenant plus utilities, For owners,
housing costs include the mortgage payment, 1axes, insurance, and utilities.
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households had a housing cost burden in 2000. This translates into
3,637 renter households and 2,349 owner households in the
community.

However, this level of cost burden for households is not unique
to Beverly Hills. Housing costs have been rising in California and Los
Angeles County as a whole over the past decade. In 2000, 38-
percent of all Los Angeles households paid more than 30-percent of
their income on housing, including 33-percent of owners and 42-
percent of renter households. Approximately 34-percent of all
California households paid more than 30-percent of their income
towards housing costs according to 2007 CHAS data.
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Special Needs Groups

There are certain segments of the population that may have greater
difficulty in finding decent, affordable housing due to special
circumstances. Special circumstances may be related to
employment and income, family characteristics, disability, and
household characteristics among others. State Housing Element law
defines “special needs" groups to include the following: senior
households, disabled persons, large households, single-parent
families with children, homeless people, and farm workers.

Senior Households

The special housing needs of the elderly (age 65 and older) are an
important concern for the City of Beverly Hills, due to the significant
proportion of senior households in the community and since many
retired persons are likely to be on fixed incomes. In addition, the
elderly may have special requirements related to housing
construction and location.

According to the 2000 Census 27-percent (4,060} of
households in Beverly Hills were headed by persons aged 65 years
and older. Figure H3 (Senior-Headed Households) displays the
location of senior-headed households in the City7 Of these
households, é4-percent were renters and 36-percent owned their
own home. Over 66-percent of residents aged 65 or more lived in
family households, while 30-percent lived alone. Of those residents
aged 65 or more who lived alone, 77-percent were women. As
mentioned earlier, among all household types, a higher proportion
of seniors earned very low— and low-income levels households than
any other household type. Approximately 55-percent of all senior
renter households and 16-percent of owner households earned less
than 80-percent of the area median income.

To help meet the special housing needs of senior households,
the City offers a variety of programs and services for senior residents.
These include the Senior Case Management Program that assists
seniors to live as independently as possible in the community.
Seniors are linked to various services such as shuttle buses and
discount taxi coupons, meal services, caregivers, assistance with
government forms, and counseling. This program is funded by
Community Development Block Grant (CDBG) funds and the City's

7 1t is important to note that while there are no residential uses in the western most
portion of Block Group 700700 3, the map is showing a conceniration in that portion
of the City since the entire Block Group is displayed.
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general fund. Through the Beverly Hills Community Services
Department, a variety of programs and supportive services are also
offered including classes and information programs, free transit
shuttle services, case management, legal counseling, and lunch
services.

The City's existing assisted housing stock includes the 150 unit
Beverly Hills Senior Housing project that provides affordable housing
to very low-income senior/nandicapped residents. The project was
constructed in 1987 and fully rented in 1988. Located at 225 N.
Crescent Drive (Wholefoods Grocery), the project was a joint
development by the City and the nonprofit Beverly Hills Senior Citizen
Housing Corporation (now Menorah Housing). In addition to funding
the public parking and market portions of the structure, the City
provided the housing portion the nine-lot site and funding (general
fund, CDBG, and Jobs Bill funds) to support feasibility studies,
environmental review, legal fees, site clearance and preparation,
partial excavation, off-site improvements, and amenities beyond
those allowed by the federal Section 202 program.

Persons with Disabilities

Disabled persons have special housing needs because of their
typically fixed- and lower-income, the lack of accessible and
affordable housing, and the higher health care costs associated
with their disability.

The Census defines a “disability” as a long lasting physical,
mental, or emotional condition. According to the Census, 15,922
persons with one or more disabilities resided in Beverly Hills in 2000,
representing almost 18-percent of the City’s residents over five years
of age. Of the population with disabilities, 2,274 were seniors; seniors
comprise 38-percent of the City's population with disabilities
(Table 11).

Table 11 Disabilities by Age, 2000,

Beverly Hills

Age Persons Percent
5-15 96 2.1%
16-64 3,383 15.3%
65+ 2,274 37.9%
Total 5,753 17.6%
SOURCE: 2000 Census SF3: P52 P77,

The living arrangement of disabled persons depends on the
severity of the disability. Many persons with disabilities live at home
in an independent fashion or with other family members.
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Independent living can be furthered through special housing
features for the disabled, income support for those who are unable
to work, and in-home supportive services for persons with medical
conditions, among others. Other persons with disabilities live in
group homes or other institutionalized settings.

For individuals unable to live a primarily independent setting,
a 100-unit elderly residential community-care facility is located within
Beverly Hills. The Bridge Point Assisted Living and Retfirement
Residence provides residential support and supportive services for
such daily tasks, medication management, coordination of health
Care services and customized diets, housekeeping, laundry and
transportation needs.

Single-Parent Households

Single-parent households, especially female-headed households,
are generally characterized by lower-incomes and a greater need
for affordable housing. In addition, these households can have
needs such as accessible day care and health care, as well as other
supportive services. The relatively low incomes earned by single-
parent households, combined with the need for supportive services,
severely limit the housing options available to them.

The 2000 Census reported 841 single-parent households with
children under age 18 in Beverly Hills, representing approximately
5.5-percent of all households in the City. Of these single-parent
households, 641 were female-headed households and 180 were
male-headed households with children.

The number and proportion of single-parent families in Beverly
Hills had increased modestly since 1990. In 1990 738 single-parent
(148 male-headed and 590 female-headed) households resided in
the community, representing 5 percent of all households. In 2000,
11-percent of all Los Angeles County households were comprised of
single parent households raising children under the age of 18. In
contrast, 9-percent of all households countywide were comprised of
single parent households with children in 1990.

Large Households

Large households, defined as households with five or more members,
have special needs due to the limited availability of adequately
sized affordable housing units. Larger units can be very expensive,
which often results in large households residing in smaller, less
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expensive units or doubling up with another family or other persons
to save on housing costs, both of which result in unit overcrowding.

The 2000 Census identified 1,208 large households in Beverly
Hills, representing approximately 8 percent of all households. Among
the City's large households, 69-percent were owner-households,
while 31-percent rented their home. While the proportion of large
households in the community has not increased significantly since
1990, the overall share of large renter households in Beverly Hills has
increased. In comparison, Beverly Hills had 1,038 large households,
accounting for 7-percent of all households in the community in 1990.
Of these households, 74-percent of the large households were
owners and 26 percent were renters in 1990.

In comparison to Los Angeles County as a whole, the
proportion of large households in Beverly Hills remains small.
Countywide in 1990, 17-percent of all households had five or more
members; by 2000, this proportion had increased to 19-percent.

Farm Workers

Farm workers are identified as persons whose primary income is
earmned through seasonal agricultural labor. Housing needs for farm
works are a function of their relatively low incomes and the unstable
nature of their jobs. In 2000, 22 persons were employed in farming,
forestry, and fishing Occupations, accounting for only 0.1 percent of
the City labor force. These occupations include gardeners,
landscapers, and persons who work in plant nurseries. Given that no
farming operation is located in or near Beverly Hills, housing for farm
workers is not identified as a need in the City.

Homeless Persons

During the period of January 25 to 27, 2007, the Los Angeles
Homeless Services Authority (LAHSA), in conjunction with Applied
Survey Research (ASR), conducted the 2007 Greater Los Angeles
Homeless Count. This homeless census was one of the largest
community enumeration ever performed and involved canvassing
305 US. Census Tracts over the three-night period, information
collected from shelters and institutions, telephone surveys, in-person
surveys and a sophisticated  statistical analysis used to project
homelessness in non-enumerated areqs.

According to the Greater Los Angeles Homeless Count, the
overall homeless population of the Los Angeles Continuum of Care
(CoC) at a given point in time is estimated to be 68,408 people.
Approximately 15-percent of these, or 10,100, are children under the
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age of 18. An additional 5,094 homeless people counted in the cities
of Pasadena, Glendale, and Long Beach (distinct separate
Continuums in Los Angeles County) increase the estimated homeless
population for the entire county of Los Angeles at a point in time to
73,702.

Approximately 57,166 were unsheltered, and 11,442 people
were living in either emergency shelters or transitional housing
programs at the time of the census. The data is collected by sub-
regions of the county; no information is broken down by City.
Nevertheless, it provides a general overview of the homeless
sifuation in West Los Angeles. As shown in Table 12, according to
LAHSA, the West Los Angeles Service Planning Area (SPA 5) which
includes the cities of Beverly Hills, Culver City, Santa Monica, Malibu
and west Los Angeles, has an estimated 6,703 point-in-time homeless
individuals. This translates into approximately 13,318 persons that are
projected to be homeless per year. The majority of these homeless
individuals are men between the ages of 25 to 55.

According to the Beverly Hills Police Department, there are
typically 20 to 25 homeless or street persons visible within Beverly Hills
on a given day. Approximately 90-percent of these are single males
and are visible throughout the community, within parks, the street,
and parking structures. These homeless individuals are referred to
People Assisting the Homeless (PATH) or other nearby shelters.8

Although only a small number of homeless persons are located
within the community, efforts have been made to provide assistance
to groups that provide services to the homeless or at-risk individuals
in recognition of the regional nature of the problem that must be
addressed on an inter-jurisdictional, cooperative basis. Throughout
the years, the City has provided both General Fund and Community
Development Block Grant funds to various homeless service
providers. The funds were used to support the construction of the
New Directions' Regional Center for Homeless Veterans at the West
Los Angeles Administration facility and to support PATH's recently
constructed Regional Homeless Center in Los Angeles. In addition,
PATH'’s street outreach team works with the Beverly Hills Police
Department to bring services directly fo homeless people, with the
godl of encouraging them to take advantage the services that are
available. PATH receives CDBG funding from the City to provide the
outreach team and other services to homeless people in Beverly
Hills. Over the years, the City has provided General and CDBG funds

8 Stg. Rex McEvoy. Beverly Hills Police Department. 10/31/2007
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to other services providers such as the Westside Food Bank, PATH,
and the Los Angeles Free Clinic (Table 13).

Table 12 Estimated Homeless Population® in West Los Angeles (SPA 5), 2007

Subpopulation Pcb;e‘?uiism ﬁmm
Men 4,232 8,408
Women 1,411 2.803
Transgender 91 181
Sheltered 1,041 2,068
Unsheltered 5,662 11,250
Age Under 18 969 1,925
Age 18-24 505 1,003
Age 25-55 4,289 8,522
Age 56+ 940 1.868
gﬁnﬁd?ee; of Individual Families with 604 1 200
Number of People in Families 1,592 3,163
Youth in Families 825 1,639
Mentally il - 2,165 4,302
Substance Abusers 2,874 5711
Victims of Domestic Violence 563 1119

SOURCE: Los Angeles Services Authority, 2007

° A person may fall within more than one identified sub-populations, and therefore
the sum of sub-populations exceeds the total homeless estimate.
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Organixation Services Beds
St. Joseph Center Provides supportive services to
373 Rose Ave. homeless individuals, families, and
Venice, CA 90291 mentally it aduls.
ﬁgssri'ngoErE\ggr)\pDOr' Church Provides food to homeless and at-risk
Beverly Hill individuals.
Barrington House Provides transitional housing to chronic
New Directions, Inc. substance abusing veteran women 17
Confidential site on the Westside | with multiple disorders.
- The Los Angeles Free Clinic provides
TBZ?/]e‘SS gﬁiles Free Clinic high-quality medical and dental care,
8405 Béverl Boulevard social services and education and
Los An elesy CA 90048 outreach to men, women and children
9 ’ in need.
The Serra Project Provides permanent supportive housing
Scattered sites — to homeless persons and families living 6
1 group home on the Westside with HIV/AIDS or duai diagnosed.
Provide emergency housing and
. services as well as hotel/motel vouchers
SOOcn?gr;\APocnrilZgommumty Center for the target population. The length of
stay in shelters or hotels/motels is 120
days.
Provides emergency beds to homeless
P ATH-Westside men and women and families. Program
2346 Cotner Ave. provides job program, case 32
Los Angeles, CA 90064 management, life skills workshop,
’ money management workshop and
other meetings.
New Directions, Inc Provides supportive services, including
11303 Wilshire Blvd .\/A Bldg. 116 employment services to homeless
y ’ veterans with chronic substance abuse
Los Angeles, CA 90073-1003 and other disorders.
The Soberinn Provides 16-bed transitional housing
CLARE Foundation, Inc. facility with outreach, intake, and 16
905 Pico Blivd. assessment for drug addicted homeless
Santa Monica CA 90404 men.
. Westside Food Bank is a nonprofit
\]/\;e]gsgi;(;?rgeﬁcnk agency that serves virfually all Westside
Santa Monica, CA 90404 nonprofit agencies that have kitchens
’ or food pantry programs.
SCURCE: Los Angeles Services Authority, 2007
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Housing Characteristics

The Census defines a housing unit as a house, an apartment, a
mobile home or trailer, a group of rooms, or a single room occupied
as separate living quarters. Separate living quarters are those in
which the occupants live separately from any other individuals in the
building and which have direct access from outside the building or
through a common hall.

According to the California Department of Finance, Beverly
Hills had 16,110 housing units as of January 1, 2007 (Table 1). This
represents a gain of 387 new homes since 1990. This modest rate of
new housing growth over the past 16 years is reflective of the limited
amount of residential land remaining in the community. Nearby
urbanized communities of Santa Monica, Culver City, and West
Hollywood also experienced limited new housing growth over the
same period. In contrast, the City of Los Angeles and Los Angeles
County experienced greater levels of new housing construction.

Composition

Housing growth in Beverly Hills was largely constrained by the
regional economic recession in the early 1990s and the limited
remaining vacant residential land. However, through the recycling
of underutilized commercial properties and land made available
through  mixed-use  development, several new  housing
developments could be realized over the next few years.

Table 14 Housing Stock - Growth
Change

Jurisdiction 1990 2000 2007 | 19903000 | 20002007
Beverly Hills 15,723 15,855 16,110 0.8% 1.6%
Santa Monica 47,753 47,863 49,409 0.2% 3.2%
Culver City 16,943 17,130 17,135 1.1% 0.03%
West Hollywood 23,821 24,110 24,450 1.2% 1.4%
Los Angeles City 1,299,963 | 1,337,668 | 1,386,169 2.9% 3.6%
Los Angeles County | 3,163,343 | 3,270,909 | 3,382,356 3.4% 3.4%

SOURCE: 1990, 2000 Census and Califorpia Department of Finance lanuary, 2007,

Approximately 3é-percent of Beverly Hill's housing stock
consists of single-family detached homes, and slightly over 1 percent
is comprised of single-family attached units (Table 2).  Multi-family
dwellings account for 63-percent of homes in Beverly Hills, with the
maijority of these units consisting of complexes with five or more units.
Due to the limited amount of new housing growth in the community
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since 1990, the proportion of single-family homes and multi-family
housing has remained relatively stable.

Table 15 Housing Stock - Mix
1990 2000 2007

Housing Type # Units o # Units Yo # Unfts %
Single-Family Detached | 5.611 | 35.7% | 5,664 | 357% | 5747 35.7%
Single Family Attached 220 1.4% 236 1.5% 236 1.5%

Tofalatiached and | 5631 | 37.1% | 5,900 | 37.2% | 5983 | 37.1%
Multi-Family 2—4 Units 1,643 | 10.4% | 1,802 | 11.4% | 1.802 | 11.2%
Multi-Family 5+ Units 8,172 1 51.9% | 8,125 | 51.2% | 8,297 | 51.4%

Total Multi-Family | 9,815 | 62.4% | 9,927 | 62.6% | 10,099 | 62.7%

Mobile Homes, Trailer &
Other

77 0.5% 28 0.2% 28 0.2%

Total | 15,723 | 100% | 15,855 | 100% | 16,110 | 100%

TSOURCE. 1990, 2000 Census and California Department of Finance, January 2007

There are no manufactured or mobile homes existing in
Beverly Hills. The 1980 U.S. Census included five mobile homes, which
have carried over into Department of Finance estimates, and the
2006 Department of Finance housing estimates indicate 28 mobile
homes in the City, but City staff indicates these figures are in error.

Tenure and Vacancy

The tenure distribution (owner-occupied versus renter-occupied) of @
community's housing stock influences several aspects of the local
housing market. Residential mobility is influenced by tenure, with
ownership housing evidencing a much lower turnover rate than
rental housing. Tenure is primarily related to household income,
composition, and age of the householder, with housing cost burden
being generally more prevalent among renters than among owners.

As indicated in Table 3, the majority of housing occupied in
Beverly Hills is by renter households. Renter households are those
occupying any type of housing. including apartments,
condominiums, and single-family houses. Housing tenure did not
change substantially between 1990 and 2000. Renter households
increased slightly from 5é-percent renter in 1990 to 57-percent in
2000. The tenure in Beverly Hills is similar to most other Westside cities
in 2000. In the City of Los Angeles, é1-percent of households were
renters, while 70-percent were renters in Santa Monica and 78-
percent were renters in West Hollywood. The exception to this
pattern among Westside cities is Culver City, where only 44-percent
of households rent their home.
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As shown on Figure H 4 (Owner-Occupied Housing Units) and
Figure H 5 (Renter-Occupied Housing Units), the majority of owner
occupied housing in the City is located north of North Santa Monica
Boulevard. Homes in this area are almost exclusively large lot, single-
family residential except for some local schools, a hotel and some
neighborhood parks. In contrast, the area fo the south contains
higher-density  single-family  homes  and multi-family  uses.
Consequently, the majority of the census tracts located south of
North Santa Monica Boulevard contains a significant amount of
renter households.'?

Table 16 Housing Tenure 1990 and 2000
1990 2000

Tenure Number | %ofTotal | Number | % of Total
Total Occupied 14,731 100% 15,035 100%
Owner Occupied 6,482 44% 6,518 43%
Renter Occupied 8,249 56% 8.517 57%
Rental Vacancy Rate 6.2 3.2
Owner Vacancy Rate 2.7 1.6
Overall Vacancy Rate 7.3 5.2

SOURCE: 1990 and 2000 Census.

The housing market in Beverly Hills and throughout Los Angeles has
become increasingly tight, as the vacancy rate continues to shrink.
A vacancy rate is offen a good indicator of how effectively for-sale
and rental units are meeting the current demand for housing in a
community. Vacancy rates of 5-percent to é-percent for rental
housing and 1-percent to 2-percent for ownership housing are
generally considered optimum, where there is balance between the
demand and supply for housing. A higher vacancy rate may
indicate an excess supply of units and therefore price depreciation,
while a low vacancy rate may indicate a shortage of units and
resulting escalation of housing prices.

The housing vacancy rate in Beverly Hills has decreased
noticeably since 1990. The 2000 city vacancy rates of 3-percent for
rental housing and approximately 1-percent for ownership housing
indicate a high demand for housing in the City. The low vacancy

121t is important to note that while there are no residential uses in the western most portion of
Block Group 700700 3 the map is showing a concentration in that area since the area is depicted by
the entire Block Group.
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rates also mean that finding affordable and appropriate housing
maybe difficult for many households in the community.

Age and Condition

The age and condition of the housing stock in a community is an
important indicator of need. Housing units deteriorate over time,
discouraging reinvestment, depressing neighborhood property
values, and eventually impacting the quality of life in the
community. Maintenance of existing housing units is especially
important in Beverly Hills, given the older age of the community's
housing stock.

Like several other Southern California communities, the City of
Beverly Hills was created as a real estate development, with the
original subdivision dating from 1907. There are a substantial number
of single-family houses in the City that were constructed prior to 1920
(prior to the period in which the City became associated with the
entertainment industry), a few dating from before 1910. The City
experienced its greatest residential development and growth during
the period from the late 1920s through the 1930s.

In general, housing over 30 years of age is usually in need for
some major rehabilitation, such as a new roof, foundation work,
plumbing, etc. As of 2000, nearly 35-percent of the City’s housing
stock was built before 1940 and approximately 47-percent of the
City's units were constructed prior to 1950 ({Table H 4). The median
year of construction was 1952. Approximately 44-percent of owner-
occupied housing and 28-percent of renter-occupied housing was
constructed prior to 1940.

QAniIe O ) AGE

Year Struciure Built Number Percent of Total
2001-2006 255 1.6%
19902000 771 4.8%
19801989 1.188 7.4%
19701979 1,615 10.0%
19601969 2.356 14.7%
1940-1959 4,441 27 .6%

1939 or earlier 5,484 34.0%
Total 16,110 100%

SOURCE: 2000 Census and California Department of Finance, January 2007

Deficient units are defined as deteriorated, dilapidated units,
as well as those units inadequate in original construction, or which
were under extensive repair. Some of the older, multi-family rental
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properties have need of minor and major rehabilitation, particularly
in the inferior (such as plumbing, electrical, and aesthetics).'! The
Building and Safety Division estimates that units requiring substantial
rehabilitation constitute approximately 3-percent of the City's
housing stock. The City cumrently has a reactive code enforcement
program but is in the process of becoming more proactive and is
developing an annual rental housing inspection program to address
this issue. There are no structures in the community that require
demolifion.

Assisted Housing at Risk of Conversion

State law requires an analysis of existing assisted rental units that are
at risk of conversion to market rate. This includes conversion through
termination of a subsidy contract, mortgage prepayment, or
expiring use restrictions. The following at-risk analysis covers the
period of January 1, 2006, through June 30, 2016.

Assisted Housing Inventory

The City of Beverly Hills has one assisted senior housing project
financed under the HUD Section 202 program. This project is the
Beverly Hills Senior Housing that has 150 units for disabled and senior
residents (Table 5). The project was developed in 1988 and has a 40
year affordability covenant. It is owned and operated by the
Menorah Housing Foundation, a nonsectarian, nonprofit 501(c)(3)
corporation that develops and manages affordable independent-
living senior apartment units throughout Los Angeles. Residents must
be 62 years of age or older and must earn 50-percent or less of the
area median income. Discussion with the Menorah Housing
Foundation indicates that there is a need for senior housing in
community and there is currently a long wait list for the project. The
Beverly Hills Senior Housing project is not at-risk of converting to
market-rate housing during the current RHNA planning period.

Table 18 Assisted Housing Iinventory

Project Fu Units Subject Earllest Date
Project Name Tenant Type Owner | Source(s) | fo Conversion | of Conversion
Beverly Hills Senior/disabled— Menorah
Senior Housing Very low income Housing 202/811 150 10/26/2028

SOURCE: Menoran Housing Foundation, 200

1 Nestor Otazu. Code Enforcement Officer, City of Beverly Hills. 11/02/07
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Section 8 Housing

The Housing Authority of the County of Los Angeles administers the
Section 8 Housing Choice Voucher Program for sixty-one jurisdictions
throughout the county including the City of Beverly Hills. The
Section 8 program provides rent subsidies to lower-income
households (earning 80 percent or less than the county's area
median income) in the form of vouchers. According to the County
of Los Angeles 2003-2008 Consolidated Plan, a total of 19,563
households throughout the county of Los Angeles receive Section 8
assistance from the Housing Authority.  Within Beverly Hills, three
households receive Section 8 vouchers. Of these households, two
are senior residents and one is a family household.

Housing Costs

Affordability is determined by comparing the cost of housing fo the
income of the local households. If the costs are high relative to the
incomes, housing problems such as overcrowding and cost burden
are more likely to occur. This section details the costs of housing in
Beverly Hills and examines the overall affordability of housing within
the City.

Home sales prices throughout Los Angeles County have
escalated dramatically over the past decade, even though there
has been a general downturn in the market in the past years. The
median price of all homes and condominiums in Beverly Hills sold in
calendar year 2007 was $1,599,000. As shown in figure 1 (Median
Home Prices for 2007), home prices in Beverly Hills were significantly
higher than other nearby Westside communities. Prices for homes in
Beverly Hills were higher than West Hollywood ($705,000), Santa
Monica ($910,000), Culver City ($589.000), and the City of Los
Angeles ($567,500). Home prices in Beverly Hills were also notably
higher than the county median of $530,000.
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Figure 1 Median Home Prices for 2007
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SOURCE: DataQuick Information Systems, 2007

Home Sales

Table 1 summarizes all home and condominium sales during
calendar year 2009 within the three Beverly Hills zip codes. The
median price for single-family homes ranges from $1,335,000 in Zip
Code 90211 to $2,775,000 in Zip Code 90210. Condominiums offer
buyers a slightly lower-priced alternative to the single-family homes.
Although fewer condominiums were sold in the City during 2009, the
median price for condominiums ranged from $680,000 in Zip Code
90211 to $830,000 in Zip Code 20210.

Table 19: Home Sales, 2009 - Single-Family and Condominiums

Zip Code Number of Sales Median Price
‘ Singie-fc:rﬁi?y t{ﬁclmgsﬂ‘ \ | k ‘ \
90210* 212 $2,775,000
90211 36 $1.335,000
90212 24 $1,800,000
C‘on;c‘:l_ominiums A7 ‘ ; 3 ik
90210 26 $830,000
90211 24 $480,000
90212 21 $740,000

o SOURCE: DataQuick Information Sysiems (2009)
* 90210 also includes hillside communifies north of the Beverly Hills city limits.

272 total single family homes were sold in 2009. As can be
expected, sales prices generally increased with the size of the unit,
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with three bedroom units selling for a median of $1,470,000,
compared to $4,260,000 for a home with five or more bedrooms.
The smaller homes tended to be older, built primarily in the 1930s,
with the larger homes encompassing a broader mix of older and
more recent construction.

Condominiums comprised one-quarter of all units sold during

2009. Sales prices ranged from $350,000 to $2.35 million, with an
overall median price of $845,000 for a 1,900 square foot unit built in
1987.

Single-family and condominium home sales are further

summarized in the following chart.

Table 20 Single-Family and Condominium Home Sales in Beverly Hills, 2009

Bedrooms gg:g Price Range | Median Price Sl?;\/eg(sgr}i:) QZeP(Sc;Cff)' AVéUYﬁOr
Sing‘le-fomily Hofﬁég kk k k :
2 18 :3?;?)00%%0 $1,170,000 1,700 8,200 1936
3 48 :Zﬁ?)oooo%o $1,470,000 2,500 12,100 1939
4 50 2;5&?550' $2.460,000 3,600 12,100 1946
5+ 46 ;} 5885886 $4,260,000 5.900 20,300 1953
Total 162 $$i%],§é%(,)gob $2,350,000 3,725 14,000 1945
Condonﬁiniums i |
] 6 2‘;’%%}'&0‘ $560,000 1,050 1963
2 52 :?E%éx[fm $760,000 1,700 1984
3 23 :;‘3%00%000 $1.470,000 2,400 2003
4 5 ;’;g‘;g%%e $1,050,000 3,100 1982
Total 86 :3%050“3%0 : 5845000 : 1900 = = z 987 i

Housing Affordability

9 |Page

@
o



City of Beverly Hills General Plan
Housing Element

Table 3 presents the maximum affordable purchase price for
moderate income households'? and compares this with 2009 market
sales prices for single-family homes and condominiums in Beverly
Hills.

For example, a moderate income three person household
can afford to pay up to $222,000 to purchase a home, which is well
below the median priced two-bedroom condominium ($760,000)
and two-bedroom single-family home ($1,170,000) in Beverly Hills.
Even the lowest priced, two-bedroom condominiums were in the
mid $300,000 range which is more than $100,000 above the level of
affordability to moderate income households.

Table 21 Maximum Affordable Purchase Price, 2009

Moderate Income Households
2 Bedroom 3 Bedroom 4 Bedroom

(Spersong) ,(499“,005) 7 (Spgrsons)

$73:755 -

$21,522 $23,908 $25,814

, Cos| s wast
Less éxpe})ses: T T O
Utilities ($95) ($115) ($135)
Taxes {1.1% affordable hsg price) ($205) ($225) ($245)
Insurance ($100) ($115) ($130)

HOA Fees & Other {$180) {$180) ($180)

‘Monthly Income Avalloble forMorfgage . - | $12M4 | $137 | - §l4é1
Supportable Mortgage @ 6.0% interest $202.000 $226,000 $244,000

Homebuyer Downpayment (10%) $20.000 $23,000 $24,000

: £2221 5249000 1 - $2i ,
Beverly Hills Median Single-Family Sales Price $1,170,000 $1,500,0000 $2,460,000
Beverly Hills Median Condo Sales Price $760,000 $1,470,000 $1,050,000

2 Moderate income households are households which earn less than 110% of
the Area Median income or “AMI". AMlis calculated by the US Department of
Housing and Urban Development (HUD) annually for every metropolitan area.
The AMI for Los Angeles County in 2009 is provided in Table 3. Charts defining
affordability of for sale and rental housing based on income levels is provided
at the end of this assessment.
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Rental Costs

Current rental information as of March 2010, for Beverly Hills was
obtained from internet rental listings on Craig's List and Westside
Rentals websites. Table 4 summarizes the results of this survey by unit
type, including apartments, second units, and room rentals within
single-family homes.

A total of 58 apartment units were advertised for rent in
Beverly Hills, with one-bedroom units comprising over 60 percent of
the available stock. The median monthly rent was $1,520 for a one-
bedroom, $2,375 for a two-bedroom, and $3,100 for a three-
bedroom unit. In comparison to the City's 2006 rent survey,
apartment rents have remained relatively stable for one and two
bedroom units, with 2006 median rents of $1,600 and $2,400
respectively. Rents on three bedroom units dropped by over 15
percent from the 2006 level of $3,700, although the sample size was
somewhat limited, with only four units advertised for rent.

A portion of advertised rentals also included second units.
The monthly median rent for a second unit was $1,100, with rents
ranging from $200 to $1,695.

In addition to second units, there were also a number of
individual rooms advertised for rent within single-family homes.
Rooms with a private bath rented for a median of $940 per month,
with tenants also having access to the kitchen, common areas and
outdoor space. At approximately $150 per month less expensive
than second units and $600 less than a one-bedroom apartment,
room rentals provide a relatively lower cost rental option for single
individuals.

Table 22 Survey of Vacant Rental Listings March 2010

Unit Type/ # Units .
Bedrooms Advertised Rental Range Median Rent
Apartments ' ;

1 36 $1,000 -3$3,000 $1,520

2 18 $1,500- $3.800 $2.375

3 4 $2,400 - $4,800 $3,100
Second Unifs 7

1 6 [3900 - $1.695 [$1.100
Rooms for Rent in Single-Family Homes '

1 6 $850 - $1,260 $940

SOURCE: www.Craigshist.org: westsiderentals.com.

Table 5, on the following page, compares apartment rents in Beverly
Hills with the maximum affordable rent for very low, low and
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moderate income households based the standard of spending no
greater than 30% of income on housing.

Table 23 2009 Maximum Affordable Rents's

Very Low Income $569 $633 $693
(50% AMI}
Low Income
942 1,052 1,159

(80% AMI) ¥ ¥ b
Moderate Income

er $1,439 $1,611 $1,780
(120% AMI)
Beverly Hills Median
Apartment Rents $1,520 $2.375 $3.100

In aggregate, the median apartment rent exceeds the level
of affordability to households earning low and moderate incomes.
However, the rent survey documents a number of units with rents
below the midpoint which fall within the affordability threshold fo
moderate income households. For example, of the 36 vacant one-
bedroom units advertised, 15 units rented for less than $1,400 and
are thus considered affordable to households earning moderate
incomes. As the unit size increases, however, so does the
affordability gap, with no three-bedroom units renting at affordable
levels.

Rent Control

All apartment units in Beverly Hills are subject to rent control. Rent
control of apartment units first went into effect March 31, 1979. The
initial rent control ordinance rolled back rent to May 1978 levels and
applied only to those apartments renting for $600 or less as of May
31, 1978. Regulations governing just cause evictions and pass-
through of capital improvements were adopted as well. Under this
ordinance, rent levels may be annually increased by 8 percent or
the average Consumer Price Index, whichever is less. Unit are no
longer controlled once voluntarily vacated {or tenants are evicted
for just cause) and may be rented at market levels. However upon
the re-rental of the unit, those renting for $600 or less continue fo be
subject to the ordinance.

13 Income levels reflect the 2009 Official State Income Limits published by State
HCD. Maximum affordable rent reflects deduction of LACDC utility allowance for
Valley sub-region

$52 - 1 bdrm, $66 - 2 bdrm, $83 - 3 bdrm {assumes water and frash included in rent}.
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In 1986, in response to complaints about exorbitant rent
increases from fenants whose units were not rent controlled, a
second rent control ordinance was enacted. This ordinance
regulates rental of all apartment units not otherwise regulated by the
first ordinance and limits annual rent increases to 10 percent.
Vacancy de-control or rent levels to market levels is also permitted,
although units continue to be subject to the ordinance’s provisions
governing evictions as well as the maximum 10 annual rent increase.

The rent control ordinances do not require registration of
apartments and consequently the number of units initially regulated
by each ordinance is not known, nor is the extent of change in the
numbers of the units governed by each of the ordinances.
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Housing Constraints

Several factors can constrain the production and conservation of
housing. These factors include potential market-driven and
governmental influences that could affect the City's ability to
address its future housing needs and secure adequate and
affordable housing for very low-, low-, and moderate-income
households. This *"Potential Constraints on Housing Production”
section discusses these constraints and offers strategies the City can
employ to mitigate the impacts of potential constraints on housing,
where possible.

Nongovernmental Constraints

State law defines nongovernmental constraints as “market factors
which may hinder the development, improvement, and
maintenance of housing.” Nongovernmental constraints can have a
negative effect on the availability and affordability of housing and
supportive services, thereby potentially constraining the City's ability
to achieve its housing objectives. This section describes typical
nongovernmental  constraints  including  economic  factors,
construction costs, land acquisition, and the availability of financing,
all of which are primarily market-driven and generally outside the
direct control of the City. However, through programs and policies,
the City of Beverly Hills may be able to influence and offset the
impacts of potential nongovernmental constraints.

Construction Costs

Construction factors such as the type of construction, custom versus
tract development, materials, site conditions, finishing details,
amenities, square footage, and structural configuration can
increase the cost of housing. In general, multi-family housing is less
expensive to construct than single-family housing. However,
construction costs vary significantly, depending on the size of the
unit and the number and quality of amenities offered. This includes
items such as fountains, swimming pools, underground parking,
gyms, and other less obvious decisions based on the type of flooring,
types of appliances, light fixtures, and quality of cabinetry and
woodwork,

The average per-square-foot cost for good-quality housing in
nearby communities is approximately $200 for multi-family housing
and $200 to $250 for single-family homes, including labor. Estimates
are based on “good quality” construction, providing for materials
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and fixtures well above the minimum required by state and local
building codes.'

Though construction costs comprise a large portion of the
total development cost of a project, these costs are fairly consistent
throughout the county and therefore would not constitute an actual
constraint on housing production in Beverly Hills.

The Cost and Availability of Land

Land costs include the cost of raw land, site improvements, and all
costs associated with obtaining government approvals. Land costs
typically account for a large share of the total housing production
costs. All other things being equal, very high land costs may make
housing development infeasible unless expected rents or sales prices
are high enough to recuperate the additional land costs. In Beverly
Hills one of the primary market constraints to producing affordable
housing is land cost. This is directly attributable to the City's desirable
location and limited availability of vacant and developable land for
residential development. According to recent data, the price for
single-family residential land approximately ranges from $4 milion to
$18 million an acre. No multi-family residential vacant land was listed
for sale in the City of Beverly Hills during the survey period (May
2007).1%

The Cost and Availability of Financing

Historically, communities have experienced a pattern where
households seeking to finance the purchase of a home have had
more difficulty in lower-income neighborhoods. The Community
Reinvestment Act was passed in 1977 in an effort to address this
issue. In tandem with the Home Mortgage Disclosure Act (HMDA),
lending institutions are required to make annual public disclosures of
their home mortgage lending activity. This applies to all loan
applications for home purchases, improvements, and refinancing,
whether financed at market rate or with government assistance. The
most current HMDA available data for Beverly Hills is for 2005.

As shown in Table H 24 (Disposition of Home Purchase Loans
and Home Improvement Loans in Beverly Hills by Census Tract, 2005),
mortgage financing and improvement financing is generally
available to homebuyers in Beverly Hills and is not considered a

1 Reed Construction Data. Los Angeles Times. July 15, 2007.

% Sources: www.loopnet.com, www.trulia.com, and www.prudentialproperties.com (accessed
May 2, 2007)
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constraint. The annual HMDA report for 2005 indicates that 752
conventional home purchase loan applications and 104 home
improvement applications were submitted for homes in Beverly Hills.
Approximately 61 percent of home purchase loans and 57 percent
of home improvement loans were approved by the lenders and
accepted by the applicants.

Table H 24 Disposition of Home Purchase Loans and Home improvement

Loans in Beverly Hills by Census Tract, 2005

Home Purchase Loans Home improvement Loans
Percent Percent
Tract Total Orig | Denied | Other | Total Oiig | Denled | Other

7006.00 127 | 59.8% 14.2% | 259% 31 51.6% | 41.9% 6.5%
7007.00 79 64.6% 17.7% 17.7% 5 80.0% | 20.0% 0%
7008.00 284 | 589% | 20.4% | 207% 28 50.0% | 17.9% | 32.1%
7009%9.01 104 | 64.4% 182% | 17.3% 17 64.7% 11.8% | 23.5%
7009.02 21 58.2% 198% | 21.9% 10 60.0% | 20.0% | 200%
7010.00 67 64.2% |+ 25.4% 10.4% 13 84.6% | 15.4% 0%
City Total | 752 | 60.8% 19.1% | 20.1% 104 | 57.1% | 21.0% | 22.1%

SSURCE: Federdl imshtutions Examination Council (FREC) 2005 [accessed 06/25/07]
Origy = Originations; loans aporoved by the iending institutions ond purchased by the
N 4 ! g Y

applicants

Governmental Constraints

Local government can affect the production of housing in a variety
of ways through its police powers as generally expressed in its land
use and development regulations. Some commonly used practices
include limiting the land designated for residential development
and/or the densities at which that development can occur,
imposing fees or exactions, and requiring review periods prior to
approval of a project. Local land use regulations can also help to
define residential character and facilitate housing production.

It is important to recognize that the goal of producing housing
may at times conflict with other City goals, such as the desire to
provide open space and recreation facilities, the desire to protect
environmental features and historic resources, and the desire fo
ensure the health and safety of residents by maintaining the current
level of community services and infrastructure. This section evaluates
the extent to which government regulation in Beverly Hills acts as a
constraint to the production, maintenance, or improvement of
housing for all income groups, and whether such constraints would
prevent the City from achieving its assigned share of the regional
housing need.
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Land Use Controls

The Beverly Hills General Plan establishes maximum residential
densities throughout the community based upon the availability of
public services, circulation capacities, and the desire to maintain the
character of existing neighborhoods. The City has three single-family
land use districts, ranging in density from one to six units per acre,
and five multi-family districts, accommodating densities from 22 up
to 50 units per acre. As indicted in Table H 25 (General Plan Land
Use Categories for Residential Areas), the General Plan also
designates three areas for Planned Development, providing greater
flexibility by regulating development density/intensity through floor
area ratios (FAR) rather than units per acre. Specific Plans have
been adopted for each of the three Planned Developments.
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Zoning

Zoning is an implementation tool that establishes districts to control
the physical development of land consistent with the General Plan.
Zoning regulations identify land uses and activities that are
permitted, prohibited, or are permitted only with a conditional use
permit or other discretionary permit within the zoning designations. In
addition to permitted uses, zoning establishes development
standards relating to intensity, lot coverage, setbacks, and height
requirements. As shown in Table H 26 (Zoning Designations}), Beverly
Hills has seven single-family and five multi-family residential zoning
designations, with 86 percent of all land devoted to residential uses.

Table H 26 Residential Zoning Designations

Single-Family Residential 76.84
R-1 1373 492.7 17.64

R-1.5X 451 76.3 273
R-1.5X2 359 490 1.76
R-1.6X 451 62.6 224

R-1.7X 162 21.5 0.77

R-1.8X 426 70.8 2.54

R-1.X 2,968 1,372.8 4916
Multiple Family Residential 9.20
R-3 6 1.0 0.04

R-4 1,410 2229 7.98

R-4-P 10 1.0 0.04

R-4X1 116 18.0 0.65

R-4X2 79 14.0 0.50
Commercial 8.37
Other Zones 5.59
Total 2,792.2 100%

SOURCE: General Plan Technical Background Report, Ociober, 2005
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The City's zoning regulations establish standards for residential
development including minimum lot sizes, density (based on amount
of site area) unit size, height, setback and parking standards, as well
as additional standards related to hilside areas. Table H 27 (City of
Beverly Hils Residential Zoning Reqguirements—Single Family),
Table H 28 (City of Beverly Hills Residential Zoning Requirements—
Multiple Family), and Table H 29 (Site Area Standards) summarize the
City’s residential development standards.

In general, rehabilitation or reconstruction of older units does
not require conformance with current zoning standards unless over
50 percent of the value of the structure is involved. In order to
address the potential loss of units on properties developed with more
units than cumently permitted under zoning, the Housing Element
establishes a program (Imp. 12.2) for the City to consider allowing
the same number of units to be rebuilt as cumrently exist.

Single-Family Development Standards

The City has development standards that apply to all single-family
housing in the community and those that are unique to three
different single family areas of the City:

m Hillside Area and Trousdale: (north of Sunset Boulevard)

s Central Area of the City, north of Santa Monica (north of Bivd.,
below Sunset Boulevard)

m Cenftral Area of the City, south of Santa Monica (all areas south
of North Santa Monica Boulevard)

Single-family dwellings must be a minimum of 1,600 square feet in
size. There is no maximum size per se for single-family dwellings.
Maximum size is a function of the lot size, setback, height limit, size of
buildable pad, etc. Projects in excess of 1,500 square feet plus
40 percent of lot size (or over 15,000 square feet plus in the Hillside
Area) must be first reviewed by the Planning Commission, which has
the authority to establish a maximum size. The maximum floor area is
further regulated in the Hillside Area by the fopography and
buildable area.

The maximum allowable height for single-family homes varies
from 14 to 32 feet depending on the location, slope, roof style and
other conditions. These standards are further identified in Table H 27.
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Multi-Family Development Standards

The number of dwelling units that may be constructed on any
individual multi-family residential property is determined by applying
a combination of standards to the specific site, summarized in Tables
H 28 and H 29. The development standards for condominiums and
rental apartments are the same. The City's multi-family development
standards permitted densities ranging from 26 units per acre to 48
units per acre.

Minimum front and rear yard setbacks are generally 15 feet
although there are site-specific exceptions. Minimum side yard
setbacks are calculated at a rate of 5 feet for a one-story structure
with increments of two additional feet for each additional story or
12 feet in height of the structure. No structure may exceed 175 feet
in length. A minimum of 200 square feet plus of living area is required
for each unit.

Dwelling Unit Size

The City of Beverly Hills Zoning Code currently requires the following
minimum individual dwelling unit sizes:

s 0 Bedroom: 600 square feet

s 1 Bedroom: 1,000 square feet

m 2 Bedrooms: 1,300 square feet

s 3 or more Bedrooms: 1,500 square feet

These minimum unit sizes can act to limit the achievable
densities to less than that otherwise permitted under zoning. As a
means of better facilitating the provision of smaller, and more
affordable units, the City has included a program in the Housing
Element (Imp 12.2) to decrease the minimum unit size and
potentially replace the cumrent density calculation with a maximum
floor area ratio. The City already provides for reduced dwelling unit
sizes for senior and disabled housing.
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City of Beverly Hills General Plan
Housing Element

Minimum Site Area

Each area zoned for multi-family residential use is subject to one of
three possible minimum site area requirements for each dwelling
unit, depending on the number of contiguous lots comprising the
site, the proximity of the block to single-family zoned areas, and the
street width (referred to as “conditions"). The City's standards
provide increased densities for parcel assembly, thereby reducing
the number of driveway curb cuts, decreasing the cost of parking by
increasing the number of parking spaces possible on each
subteranean level and decreasing the percentage of garage area
devoted to ramps and aisles. The standards are listed in Table H 29
(Site Area Standards).

Table H 29 Site Area Standards?®
Minimum ‘;s':; Area | Resulling Density

Condition Number of Lots on Site per {units/acre)
1 1,700 sf 26
A 2 1,450 sf 30
3 1,200 sf. 36
1 1,500 sf 29
B 2 1,200 sf. 36
3 1,000 sf 44
1 1,300 sf. 34
C 2 1.100 sf 40
3 900 sf 48

In order to encourage the provision of smaller, more
affordable units, the City's development standards allow one
additional efficiency unit (0 bedroom) per project above the
maximum densities defined in Table H 29 above. This “efficiency
bonus” has not been utilized since its adoption during the prior
Housing Element cycle due in large part to the lack of apartment
development during the period. The Housing Element includes a
program to promote the availability of the efficiency unit bonus.

* An exception of these site area requirements is a small R-3 zoned area on
North Doheny Drive where a minimum of 1,700 square feet of site area is
required for each additionat unit.
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City of Beverly Hills General Plan
Housing Element

Height Limits

No building or structure located on a site that is less than or equal to
40 feet in width may be more than three stories or 33 feet in height.

In addition, there are maximum heights for multi-family development
depending on the designated Height District. Maximum heights are
the lesser of the indicated number of stories or height in feet:

e Height District A: three stories/33 feet
o Height District B: four stories/45 feet
e Height District C: five stories/55 feet

Deviations from Multi-Family Develo