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Attachment No. 1

City of Culver City, California
Agenda ltem Report

Meeting Date: 06/30/08 ftem Number: J-1

AGENDA ITEM: JOINT ITEM — Review and Discussion of Draft 2008 Housing
Element.

Contact Person/Dept.: Jose Mendivil and Phone Number: 310-253-5757 and 310-

Susan Yun 253-5755
Fiscal Impact: Yes ] No [X] General Fund: Yes [] No [X]
-Public-Hearing:-f|- — - - - -Action-ltem:-[X] Attachments:{X}———| -

Public Notification:

Notice of Joint Study Session was mailed Citywide (over 17,000 addresses), Culver City
organizations, Housing Advocates, Developers, and Attendees of the Housing Element
Workshop (06/16/08); Notice of Joint Study Session was published in the Culver City
News (06/12/08, 06/19/08, and 06/26/08); Master E-Mail Notification List (06/25/08).

Department Approval: - | City Attorney Approval:

Sol Blumenfeld (06/12/08) Carol Schwab {(by H. Baker) (06/25/08)

Fiscal Impact Review: City Manager Approval:

Jeff Muir (06/25/08) _ Jerry Fulwood (06/25/08)
.RECOMMENDATION:

Staff recommends the City Council and Planning Commission hold a joint study
session to review the draft 2008 Housing Element, hear public comments, and
provide direction to staff as deemed appropriate.

INTRODUCTION:

The Housing Element is one of nine elements comprising the City of Culver City's
General Plan (seven of which are mandatory per State law). The General Plan is a
comprehensive, long term general plan for the physical development of the City.
The intent of the General Plan is to communicate the City's strategic thinking and
philosophy for the future to residential and business communities and to provide for
the physical, social, and economic needs of the City and its people. In essence it is
the City's vision; the Culver City Municipal Code enacts that vision with specific

legisiative language.

The Housing Element specifically addresses the City's vision as it relates to housing.
It is the primary planning guide to identify and prioritize the housing needs of the City
and outline the goals, policies, and programs to address those needs while
balancing community character, objectives and resources. As a planning document
and like the other elements of the General Plan, the Housing Element along with its
goals, policies, and programs is not part of the Culver City Municipal Code or an
enforcement document. Further, it is the only element that the State is mandated to
review. The Housing Element is not a construction document or a document that

f
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dictates or requires the City to build housing. Rather, it is a planning tool that
demonstrates to the State how the City is able to address its housing needs.

- BACKGROUND: -

All cities and counties in California are required to adopt a comprehensive General
Pian to govern land use planning decisions. State law requires that the General
Plan contain seven mandatory elements, including a Housing Eiement. The
Housing Element is the only General Plan element that is required to be updated
regularly, at six-year intervals. In addition, State law mandates that cities submit
their Housing Elements to the California Department of Housing and Community
Development (HCD) for review and certification prior to adoption. Per State law, the
Housing Element must demonstrate how the City will address new housing,
rehabilitation of current housing stock where necessary, and preservation of existing

affordable housing.

The City's’ current Housing Element was adopted in 2001 and was subsequently
certified by the State as meeting all the requirements of State law. The new
Housing Element covers the period 2008-2014. This Housing Element “cycle”
commenced in July 2007 when the Southern California Association of Governments
(SCAG) approved the Regional Housing Needs Assessment (RHNA) allocation for
the period 2006-2014 (sometimes referred to as a “planning period or cycle”). The
RHNA identifies the new housing needs for all economic levels in each city and
county within the six-county SCAG region’ during this planning period.

After receiving Culver City's RHNA new housing needs allocation from SCAG, staff
hired a consultant (Conexus) to assist in drafting the Housing Element. In addition,
a Joint City Council/Planning Commission Housing Element Subcommiftee was
formed so that there would be a forum for feedback, status updates, and guidance
on policy issues throughout the Housing Element update process. Over a period of
several months, staff, the consultant, and the Subcommittee met several times to
review data and survey results; analyze draft Housing objective, policy, and program
language; and Tinalize the draft Housing Element.

The purpose of the Joint Study Session is to allow the public to review and comment
upon the Draft Housing Element and to allow the full body of the City Council and
Planning Commission fo also review and comment upon the draft Housing Element.
At a future Council meeting and subsequent to tonight's Joint Study Session, the
City Council will consider an item authorizing staff to submit the draft Housing

Element to HCD for its review.

T The SCAG region is comprised of Los Angeles, Orange, Riverside, San Bernardino, imperial and Veniura counties. -; )
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DISCUSSION:

The following discussion summarizes the chapters and appendices of the draft
Housing Element and elaborates on two key components of the document — RHNA
and Chapter V which contains the Housing goals, objectives, policies, and programs.

Summary of Draft Housing Element Chapters

The Draft Housing Element consists of the following major components:

«  Chapter | is the Introduction describing the context of the Housing Element as a
part of the City’'s General Plan, and how opportunities for public involvement
were provided,;

. Chapter |l is an analysis of the City’'s demographic and housing characteristics
and trends; .

o Chapter Il is an evaluation of land, financial, and administrative resources
available to address the City’'s housing needs;

° Chapter 1V is a review of potential constraints, both governmental and non-
governmental, to meeting the City’s housing needs;

° Chapter V is the Housing Action Plan for the 2008 — 2014 planning period,
including housing goals, policies and programs;

e Appendix A is a review of the City’s accomplishments and progress in
implementing the 2001 Housing Element;

«  Appendix B is a land inventory analysis that addresses HCD’s requirement that
the City demonstrate it has the land capacity to accommodate the number of
new units allocated per the RHNA process;

e  Appendix C is an anlysis of at-risk affordable housing units;

»  Appendix D is a glossary or definition of key housing terms.

All the chapters in the document address various components that HCD will
consider during its review of the draft Housing Element. Some of these components
cover topics such as policies and programs that will demonstrate how the City is
able to accommodate new housing, housing rehabilitation, and housing
preservation; constraints to housing; analysis of resources available to the City;
general demographic information; and public outreach.

Reaqgional Housing Needs Assessment (RHNA)
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One key focus of the Housing Element is the City's RHNA allocation. As siated
above, the current Housing Element planning cycle began when SCAG approved, or
allocated, Culver City's share of the SCAG region wide RHNA. For Culver City it is
504 new housing units for the 2008-2014 planning cycle. SCAG estimates that this
number of new units will be needed to address the future population growth of
Culver City during the new planning cycle. Further, SCAG distributed the 504 units
by affordability or income level — Very Low, Low, Moderate, and Above Moderate (or
Market). The allocation of new units by income level was calculated by using the
City's income distribution as reported in the 2000 U.S. Census. The RHNA
discussion begins towards the end of Chapter Il of the draft Housing Element and

continues at the beginning of Chapter llI.

In its review HCD will be looking to see how the City can accommodate the
construction of 504 new units. HCD does not necessarily require cities to build
housing to satisfy these RHNA numbers but will look carefully to the Housing
Element for a realistic plan that demonstrates the City's land capacity to meet its
RHNA goals. Chapter lll summarizes several tables in Appendix B into one Land
inventory Summary Table. This summary table and the more detailed tables in
Appendix B demonstrate that the City has the land capacity t¢ accommodate its
- RHNA allocation. Staff and the consultant conducted a land inventory analysis of
approved mixed use developments that are currently in pian check, proposed mixed
use projects currently under review by .staff, vacant commercial sites,
underdeveiloped residential sites (that could accommodate medium density
apartments and condominiums), underutilized commercial sites that could
accommodate mixed use, sites that are part of the Redevelopment Agency
Comprehensive Housing Strategy, and a general survey of all commercial lots that
could accommodate mixed use under the revised mixed use ordinance.

This survey demonstrated that the City’'s land capacity can accommodate
approximately 9,085 new units. This does not mean all these units will be built; it
simply demonstrates to HCD that at least 504 units can be built over the next
planning cycle (2008-2014). The land inventory analysis showed that given parcel
sizes and the allowed densities depending on the Zoning designation for a given
parcel, at full buiid-out, more units could be built than what SCAG allocated to the
City. Due to the large number of units that potentially could be built and the
allowable densities (per the Zoning Code), the City’'s affordable housing component
can also be achieved. Further the Redevelopment Agency Comprehensive Housing
Strategy, which sites are part of the land inventory analysis, specifically has the goal
of building affordable housing units. Market forces and cost of construction will
dictate what is actually constructed and HCD recognizes that the City does not have
control over these forces and that the City is not a housing developer.

Chapter V of the Draft Housing Element L/L
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The keys to achieving the City’'s new housing construction, housing rehabilitation,
and affordable housing preservation needs are the Housing goals, policies,
objectives, and programs (also referred to as measures) that are found in Chapter V.
HCD will be analyzing-thischapter to see how the City drafts overall Housing policy
that strives to achieve new construction, rehabilitation, and preservation.

Chapter V sets forth the City’s three housing goals which are overarching
statements that address the need to preserve the peaceful small-town environment
of the City’s neighborhoods (Goal 1), call for a variety of housing opportunities that
enhance economic vitality and prosperity (Goal 2), and promote access to affordable
housing for all income levels (Goal 3). Further, Chapter V lists and describes
housing objectives and the policies that implement those objectives, as well as
housing programs (also called measures). These policies and programs will support
the construction, maintenance and improvement of housing stock during the next six
years; they will assist in addressing the three housing goals. The new Housing Plan
builds on the plan from the previous Housing Element and recommends
refinements, where appropriate, to address new opportunities or changed

circumstances.

The following is a summary of the draft Housing Element objectives and policies:

Objective 1 - Housing Maintenance

Several policies address the maintenance of housing in order to promote availability
of decent housing and to protect the overall quality of neighborhood environments.
Among other things, these policies call for assistance to low-income and moderate-
income households for rehabilitation and adequate maintenance of housing units,
enforcement of building codes and property maintenance regulations, prevention of
overcrowding, and prevention of illegal units.

Objective 2 - Housing Supply

Iin Objective 2, policies in the draft document address opportunities for development
of a variety of housing types while protecting the character of existing
neighborhoods. These policies encourage coordination of plans in order to ensure
new residential development is orderly and is effectively served by transportation,
transit — including the future Expo Light Rail station, community facilities, and public
services. These policies call for mixed use where appropriate, new housing to
support a balance of jobs and housing, and preservation of the character and scale
of established residential neighborhoods.

Objective 3 - Housing Affordability g’
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Policies implementing Objective 3 are meant to provide rental and home ownership
opportunities within a range of income levels. Specific policies promote, among
other things, inclusion of affordable housing units in new housing developments by
use of the Density and Other Bonus Incentives application process, affordable
housing development, and conservation of existing affordable housing.

Obijective 4 - Housing Access

Policies for this Objective strive to improve access to quality housing for all members
of the community, including those in need of temporary housing and emergency
shelters. Specific policies promote, among other things, housing opportunities for
families of all income levels to maintain the family-oriented character of the City,
assistance for first time home buyers, fair housing and non-discrimination in housing
sales and rentals, barrier free housing for persons with disabilities, and assistance

for homeless persons.

The following is a summary of the draft Housing Element Housing programs (also
referred to as measures): :

Measure 1 - Continue Current Housing Programs.

A series of current Mousing programs that implement Measure 1, are recommended
to be continued by staff and provide for the implementation of a variety of programs
assisting City residents with the purchase or rental of housing and further, provide
for the promotion of maintenance and rehabilitation of housing units.

Measure 2 - Programs to Facilitate Additional Housing.

Housing programs under this measure have been devised to facilitate new or
additional housing. Some of these measures assist in implementing the City's
Comprehensive Housing Strategy.

Measure 3 - Housina Division Administrative Activities.

The Housing Element contains administrative service programs that will assist
affordable housing developers and preserve affordable housing opportunities.

Measure 4 - Requlatory Incentives.

Regulatory incentive measures are included that foster the development of
affordable housing.
©
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Measure 5 - Distribute Public Information.

The last series of programs or measures in the draft Housing Element call for the
distribution of public information material for residents and developers about housing
programs and activities. By providing this information, these measures foster the
-policies of the Housing Element including the Comprehensive Housing Strategy.

OPPORTUNITIES FOR PUBLIC INVOLVEMENT

Public participation is an essential part of the planning process in Culver City. An
initial public workshop was held in the Council Chambers on February 26, 2008. In
addition, as described below in the “Conclusion” section, there will be an opportunity
for public input at the future City Council Authorization meeting, a Planning
Commission Adoption Hearing, and a City Council Adoption Hearing. For each of
these meetings there will be a City-wide residential mailing and notification of Culver
City organizations, housing developers, and Westside Housing advocates.

FISCAL ANALYSIS:

There is no fiscal impact associated with the review and discussion of this item this
evening; this is part of the General Plan update and does not require action on the
part of the City that would necessitate expenditure of City funds at this time.

CONCLUSION:

Staff requests that the City Council and Planning Commission review the Draft 2008
Housing Element, hear public comments, and provide direction to staff regarding
any desired revisions to the document. A revised draft element will then be brought
back to the City Council for review and authorization for submittal to HCD. Following
HCD review, a revised draft Housing Element will be prepared addressing HCD
comments, and public hearings will be scheduled before the Planning Commission
and City Council for final review and to consider adoption.

MOTION:

That the City Council:

Conduct a study session to review the draft 2008 Housing Element, receive
public comments, and provide direction to staff as deemed appropriate.
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That the Planning Commission:

Conduct a study session to review the draft 2008 Housing Element, receive
public comments, and provide advice to the City Council as deemed appropriate.

ATTACHMENTS:

1. Draft Housing Element (delivered to Council and Commission under separate

cover)
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Attachment No. 2

City of Culver City, California
City Council Agenda [tem Report

Meeting Date: 08/25/08 [tem Number: A-2

AGENDA ITEM: Authorization to Submit the Draft 2008 Housing Element to the
State for Review by the Department of Housing and Community Development.

' Contact Person/Dept.: Jose Mendivil and Phone Number: 310-253-5757 and 310-

Susan Yun 253-5755
Fiscal Impact: Yes [] No [X] General Fund: Yes [] No [X]
Public Hearing: [] Action ltem: [X] Attachments: [X]

Public Notification: Mailed Citywide (over 17,000 addresses), Culver City Organizations,
Housing Advocates, Developers, and Attendees of the Joint Study Session (08/8/08);
Notice of Public Meeting was published in the Culver City News (08/14/08 and
08/21/08); Master E-Mail Notification List {08/20/08).

Department Approval: City Attorney Approval:

Sal Blumenfeld (08/12/08) Carol Schwab (by H. Baker) (08/20/08)

Chief Financial Officer Approval: o City Manager Approval:

Jeff Muir (by M. Noller) (08/20/08) Jerry Fulwood (08/20/08)
RECOMMENDATION:

Staff recommends the City Council authorize the submission of the Draft 2008
Housing Element to the California State Department of Housing and Community
Development (HCD or State) for its 60-day review as required by state law.

BACKGROUND:

All cities and counties in California are required to adopt a comprehensive General
Plan to govern land use planning decisions. State law requires that the General
Plan contain seven mandatory elements, including a Housing Element. The
Housing Element is the only General Plan element that is required to be updated
regularly, at six-year intervals. [In addition, State law mandates that cities submit
their Housing Elements to HCD for review prior to adoption. Per State law, the
Housing Element must demonstrate how the City will address new housing needs,
rehabilitation of the current housing stock where necessary, and preservation of
existing affordable housing.

The City’s current Housing Element was adopted in 2001 and was subsequently
certified by HCD as meeting all the requirements of State law. The new Housing
Element covers the period 2008-2014. This Housing Element “cycle” commenced in
July 2007 when the Southern California Association of Governments (SCAG)
approved the Regional Housing Needs Assessment (RHNA) allocation for the period
2006-2014 (sometimes referred to as a “planning period or cycle”). The RHNA
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identifies the new housing needs for all economic levels in each city and county
within the six-county SCAG region' during this planning period.

After receiving Culver City’'s RHNA new housing needs allocation from SCAG, the
City Council approved a professional services agreement with a consultant
(Conexus) to assist in drafting the Housing Element. In addition, a Joint City
Council/Planning Commission Housing Element Subcommittee was formed so that
there would be a forum for feedback, status updates, and guidance on policy issues
throughout the Housing Element update process. Over a period of several months,
staff, the consultant, and the Subcommittee met several times to review data and
survey results and update draft objectives, policies, and programs to reflect current
conditions and incorporate recent changes to State law.

On June 30, 2008, a Joint Study Session was held to allow the public to review and
comment upon the draft Housing Element and to allow the full body of the City
Council and Planning Commission to also review and comment upon the draft
Housing Element. At the Study Session the City Council gave staff direction to
revise the Draft Housing Element based on comments made at the joint meeting.
The purpose of tonight's meeting is to receive authorization from the City Council to
submit the revised Draft Housing Element the State for their review.

" DISCUSSION:

Overview of Housing Element - June 30" Siudy Session Agenda ltem Report

Attachment No.1, the Agenda ltem Report for the June 30" joint study session,
provides an overview of the Draft Housing Element including a summary of the
document’s chapters and appendices, a discussion on RHNA, and a review of the
objectives and measures of the Draft Housing Element.

Comments and Revisions fo the Draft Housing Element

At the June 30™ Joint Study Session, approximately 25-30 people attended and
provided comments along with the City Council and Planning Commission. The key
issue raised at the Study Session was that the Gity’s Housing Element demonstrates
to the State the City’s commitment to affordable housing. Equally important was the
issue that the character of existing residential neighborhoods be preserved. After
discussion of these issues, the Pianning Commission and City Council, for the most
part felt that the draft Housing Element was adequate and addressed the State
requirements for certification. Minor revisions and clarifications to the draft

! The SCAG region is comprised of Los Angeles, Orange, Riverside, San Bernardino, Imperial and Ventura counties.
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document were made based on comments and questions received at the study
session.

it should be noted that not all comments received at the Study Session necessitated
changes or revisions to the Draft Housing Element. Attachment No. 2, Table D-1
from the Draft Housing Element, provides a summary of the June 30™ Study Session
commenis from the City Council, Planning Commission, and general public and staff
response to those comments. Key changes, in response to comments, are
summarized below.

Categorization of Properties as “Underutilized” in the Land Inventory Analysis. The
City Council and Planning Commission wanted staff to explain within the document
the meaning of the word “underutilized”. There was concern that properties listed as
underutilized within the Land Inventory tables would be misconstrued to indicate that
they are not being used at all and that they will be developed with housing. Staff
explained that “underutilized” only refers to the fact that properties either have no
housing (but are developed for commercial uses) or have less housing than the
Zoning Code allows. The State when which will be reviewing the Draft Housing
Element, considers such properties as “underutilized”. This does not mean that
those sites will be developed with residential units because property owners have
the right to develop their properties as they see fit.

The Preface to Housing Element, 2™ paragraph, contains an explanation of the Land
Inventory Analysis and Appendix B has an added 1°' paragraph that expands on the
explanation of ‘underulilized”; in both cases “underutilized” is explained as
properties with the potential for some additional housing development according to
the current zoning, and does not indicate that those properties must be developed
for housing. In other words, inclusion of a parcel on the list of underutilized
properties has no effect on current laws and regulations regarding the future use and
development of the sife.

Affordable Housing, Housing for Caregivers/Young Professionals, Workforce
Housing, and Life Cycle Housing. The City Council and Planning Commission
wanted staff to address as policies or measures in the Draft Housing Element,
housing for caregivers/young professionals, workforce housing, and life cycle
housing. Life cycle housing refers to the notion that residents continue to live in the
City as they age and their housing needs change. For example, a single, young
professional lives in a condominium or apartment, then marries and moves into a
single family home to start a family, and finally moves back intc a condominium or
apartment (or possibly assisted living), upon retirement when all the chlldren have
grown and moved away - ali this occurring in the same City.
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» In Chapter V, Policy 2E was revised fo include a provision for ‘“life-cycle housing”
and housing for young professionals,

s In Chapter V, two new policies, 4.J and 4.K, that encourage housing for
caregivers and the elderly (who may need in-home caregivers) were added;

o In Chapter V, A new Measure 2J was added regarding workforce housing.

The Draft Element as an “Enfercement Document”. The City Council and Planning
Commission wanted staff to revise the “Introduction to the Housing Element” page
which staied that the Draft Housing Element was not an enforcement document.
The concern was over interpretation of the General Plan and whether or not it can
be considered a document that has the force of law like the Zoning Code. Rather
than state something that could be misconstrued, the City Council and Planning
Commission asked that the enforcement reference be taken out.

The “Introduction” was re-named “Preface fo Housing Element” and was relocated to
just before the 1°' page of Chapter I; the 2™ paragraph of the Preface was revised by
eliminating previous language characterizing the document as not having
enforcement capability.

Listing of Approved Mixed Use Projects As Affordable. Two approved (but not yet
constructed) mixed use projects are listied in the Land Inventory Tables and have
densities that are above the State “Default Density” of 30 dwelling units per acre.
For the State, projects or developable land with densities that are equal to or greater
than the Default Density are considered able to accommodate affordable housing
and cities can categorize such sites as affordable. Staff listed the two approved
mixed use projects as affordable. The City Council and Planning Commission did
not feel comfortable submiiting a document to the State that lists these two mixed
use projects as affordable housing projects when it is known that those projects
have no affordable components.

Chapter lll, Table liI-2 and Appendix B, Table B-2, were revised by moving some
approved mixed-use dwelling units from the Very Low/Low category to the Above
Moderate category. Even with these reductions in potential new affordable unils,
Table IlI-2 stilf demonsirates the City's ability to accommodate its RHNA allocation.

“At-Risk” Analysis in Appendix C. A member of the audience and the City Council
and Planning Commission expressed concern about having the “At Risk” analysis in
Appendix C. They thought that given the importance of the “At Risk” analysis, it
should be in the main body of the document.
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The At Risk” analysis that was previously in Appendix C was moved to the main
body of the document and was specifically relocated under subsection F of Chapter
Il; Appendix C was revised accordingly.

Methods to Implement the Housing Element and the Housing Strategy. The City
Council and Planning Commission were concerned about how the City could
implement the Housing Element and wanted to know what was new in this Element
as compared to the last Element. Staff indicated that the Housing Strategy is the
most significant new feature of the Housing Element since it identifies potential sites
for new affordable housing development to be initiated by the City’s Redevelopment
Agency. The City Council and Planning Commission instructed staff to specifically
call out and name those measures that implement the Housing Strategy.

In Chapter V, Measures 2F, 2G and 2H were revised to specifically call out the new
Comprehensfve Housing Strategy.

Documenting Commenis. The City Council and Planning Commission wanted to be
sure that their comments and comments by the public (as well as staff responses to
those comments) were included in either the Agenda ltem Report or the Housing
Element.

A new Appendix D has been added that summarizes the public/Council/Commission
comments from the June 30" Study Session.

Other Revisions. The following are further revisions to the document that are
editorial in nature.

e In Chapter Ill, Subsection C, Energy Conservation, language was added that
describes the Solar Photovoliaic Ordinance.

e [n Chapter IV, Table IV - 5, Summary of Development Fees, was revised to
reflect the new fees that became effective on August 22, 2008.

o [In Chapter V, Measure 5D was revised by eliminating language that calls for
“distribution” of property information.

» In Chapter V, Table V-2 was revised to be consistent with the revisions to the
Measures noted above.

e The Glossary is now in Appendix E (formally Appendix D).

Concern over Prolection of Existing Neighborhoods from Development

The Draft Housing Element has in its Goals, Objectives, Policies, and Measures,
language that specifically calls for the protection of the character of existing
neighborhoods. Specifically within Chapter V, Goal 1, Policy 1.B, Policy 2.B, Policy
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2.C, Measure 11, and Measure 1J all address in some form the preservation of
existing neighborhoods and mainienance of their character.

City’s Performance During Last RHNA Cycle/Consequences for not Achieving Goals

The City Council and Planning Commission asked about the City’'s performance in
the tast RHNA cycle and consequences if RHNA targets are not achieved. The City
did not construct the number of dwelling units as called for by RHNA during the last
RHNA Cycle. However, it must be recognized that cities do not build housing, and
therefore a variety of factors, including general economic conditions and property
owner intentions, affect when and what type of development occurs. If a City has
adopted policies and measures in the Housing Element and development standards
and allowed densities in the Zoning Code that accommodate a variety of new
housing as called for in the RHNA, then a shorifall in housing production as
compared to the level of need will not result in any action against the city.

Aqe and Validity of data sources - 1980 and 1990 Data

There was some discussion at the Study Session about data, its age, and other data
sources. Data sources used in the Housing Element such as the 2000 U.S. Census
and 2007 California Department of Finance, are standard sources acceptable to
HGD and considered adequate for this Housing Element update. Chapter Il was not
revised to include 1980 and 1990 data because while such data may be interesting
to some, it is not required by HCD for certification of the Housing Element. Af this
stage in the process, adding the 1980 and 1990 data and revising the analysis to
reflect this information would delay the City’s submission of the document to HCD.

Affordable Housing in the Form of Inclusionary Housing

Both the general public and some members of the City Council and Planning
Commission inquired about inclusionary housing, which is a requirement for a
certain percentage of dwelling units to be reserved for households of low- or
moderate-income. In lieu of providing affordable units, inclusionary ordinances
typically allow a developer to pay a fee that would be put into a trust fund for new
affordable housing construction or conversion of existing units to affordable rents or
prices. '

Inclusionary policies are left 1o the discretion of each jurisdiction in state law,
therefore the Council, if it wishes, may instruct staff to include a measure directing
staff to prepare an inclusionary ordinance for Council consideration, or conduct a
study of the feasibility of an inclusionary housing ordinance.
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OPPORTUNITIES FOR PUBLIC INVOLVEMENT

Public participation is an essential part of the planning process in Culver City. An
initial public workshop was held in the Council Chambers on February 26, 2008 as
well as the June 30, 2008 Study Session. In addition, as described below in the
“Conclusion” section, following HCD review, there will be additional opportunities for
public input at the future Planning Commission Adoption Hearing and a City Council
Adoption Hearing. For each of these meetings there will be a City-wide residential
mailing and notification of Culver City organizations, housing developers, and
Westside Housing advocates.

FISCAL ANALYSIS:

There is no fiscal impact associated with the authorization for submission of the
Housing Element to the State for their review; this is part of the Housing Element
update budget and does not require action on the part of the City that would
necessitate expenditure of City funds at ’{hls time.

CONCLUSION:

Staff requests that the City Council authorize transmittal of the draft 2008 Housing
Element to HCD for their 60-day review. Following receipt of HCD comments, a
revised draft Housing Element will be prepared and public hearings will be
scheduled before the Planning Commission and City Council for final review and
adoption of the Housing Element.

ATTACHMENTS:

1. June 30" Study Session Agenda ltem Repott

2. Summary of Comments and Responses from June 30" Siudy Sessmn (Table D-
1 Public Participation Summary)

3. Draft Housing Element dated August 25, 2008 (delivered to Council under
separate cover)

MOTION:
That the City Council:

Authorize staff to submit the Draft 2008 Housing Element, as revised by staff. to
HCD for their review. ] ;
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S0 IFORNIA -BUSINESR TRANSPORTATION AND O SIN ARENCY
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT
DVISION OF HOUSING POLICY DEVELOPMENT
1800 Third Streat, Sults 430
P. 0. Box 852853
Sacraments, CA 542527053
{3161 3233177 / £AX (315) 327-2643
www ferd.ca.goy

Movember 7, 2008

Mr. Sol Blumenfisld

Community Development Director
City of Culver City

3770 Culver Boulevard

Culver City, CA 80232

Dear Mr. Blumenfield:
RE: Review of the Culver Ciiy’s Draft Housing Element

Thank you for submitting Culver City's draft housing element received for review on
September 8, 2008. The Depanment is required to review draft housing elements and

- report the findings {o the locality pursuant to Government Cede Section 135585(b). A
telephone conversation on November 5, 2008, with Ms. Susan Yun, Mr, Jose Meandivil,
and the City's Consultant, Mr. John Douglas, facilitated the review. In addition, tha
Depanment considered comments from Ms. Ruth Schwariz, of Shelter Fartnersmp inc.,
pursuant to Government Code Section 85585(c).

The draft elemeant addresses many statutory requirements; howsver, revisions will be
necessary to cornply with State housing element law (Aiticle 10.6 of the Sovernment
Code}. In parficular, the element should include analyses of the adequazy of identified
sites to accommodate the regional housing need far lower-income households and revise

* programs to address identified housing needs. The enclosed Appenmx Jescribes these
and other revisions needed to comply with State housing element law.

Tne Depariment would be happy fo arrange a meeting in either Culver City or
Sacramento to provide any assistance nesded to facilitate your efforts te bring the
element into compliance. If you have any questions or would like assistance, pleass -
contact James Johnson, of aur staff, at (916) 323-7271.

Sincerely,

Jitlute Crad
LZ reswell

Cathy E.
Ceputly Director

Enclosure
cc:  John Douglas, Conexus, Consultant

Thomas Gorham, Flanning Manager/Deputy Community Developmant Diractor ;
Ruth Schwartz, Executive Director, Sthelter Partnership / é}
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APPENDIX
CITY OF CULVER CITY

Thg.t following changes would bring Culver City's housing element inio sompliance with
Article 10.S_Of the Governmant Code, Accompanying each recommen ded change, we cite
the supporting section of the Govemment Code,

Housing element technical assistance information is available on the Department's websita
at www.hcd.ca.aovhpd. Refer to the Division of Housing Policy Develor ment and the section
periaining to State Housing Planning. Among other resources, the Heusing Element section
contains the Department's latest technical assistance fool Building Biouks for Effective
Housing Elements (Building Biocks) availabie at www hed.ca govipd/hous ng_element2/findex.php,
the Government Code addrassing State housing element law and othe " resources.

A. Housing Needé, Resources, and Constraints

1. Include an analysis of population and employment trends and documentiation of
projeciions and a quantification of the focality's existing and project=d needs for all
income Jevels, including extremely low-income households (Section 65583(a)(1)).

Extremely Low-Income: In accordance with Chapter 831, Statutes of 2008, the element
must identify the number of existing and projected extremely low-income houssholds
and analyze their housing needs. Whila the element identifies (Table 11-8) 800 rentar
and 265 owner extremely low-income households, the element mus: also analyze the
spacific housing neads of extremaly jow-inceme households o form Jlate policies and
programs to assist in the development or maintenance of housing for extremely low-
income househoids. For additional information, please refer to the Fluiiding Blocks’
website at http://www. hed.ca.govihpdfhousiriy element2/EAN extremelyiowincome. php.

2. Include an inventory of fand suitable for residential development, including vacant sites
" and sites having the pofeptial for redevelopmerit, and an analysis of the relationship of '
zoning and public facilities and services fo these sites {Section 65583(a)(3}). The
invantory of land suitable for residentiel development shall be used t3 identify sites that

can be daveloped for housing within the planning pericd (Section 65583. 2. ' :

Considering units built and approved since January 1, 2008, the City has a remaining
regional housing needs allocation (RHNA) of 402 housing units, of which 200 are for
lower-income households. To address this need, the slement relies on a combination of
vacant, non-vacant and underutilized sites, including sites in Specific Plan and Mixed-
Use areas. However, to demonstrate the adequacy of these sjtes ard strategies, the
element must include more detailed analyses, as follows:

Realistic Capacity: The element must describe the methodology used to calculate the
articipated residential capacity on the identified sites. This analysis must adjust tha
caleulation based on land-use conirols and site improvements and could also consider

typical built densities. For non-residential sites, particularly in the Commercial General

zone, the residential capacity estimates should consider the extent t¢ which non-

residential uses are allowed. [n addition, the element should indicate whether the

8 unit per [ot limit (Program 2.E) impacts the feasibility and capacity of sites identified in

the inventory, particularly the Midway and Venice Projects as indicated in Table B-3. [ _7
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Suitability of Small Sites: [f the City is relying on the sites in Table B-5 and B-6 fo
accommodate a portion of its remaining regional need for lower-income households, the
element must also demonstrate the potential and ability to facilitate housing for lower-
income households on these small parcels. For example, while it mzy bs possible to
build housing on a very small parcel, the nature and conditions necessary to construct
the units often render the provision of housing affordable to lower-income houssholds
infeasible. For example, most assisted housing developments ufilizing State or federal
financial resources fypically include at least 50 to B0 units. The slement should describe
cpportunities for lot consolidation including consideration of developrient trends on
small sites as well as pelicies or incentives to facilitate such developrient. The revised
element could, for example, include a discussion of lof consolidation sotential based an
surrounding underutilized properties or information on whether sites have potential for
madium and high density muftifamily development.

Suitability of Underutilized Sifes: Tables B-3, B-4, B-6 and B-T list ur derdevelopad
residential sites in Culver City. The element must hawever, demenst-ate the suitability
and feasibility of non-vacant sites to accommodate mors intense resilential development
based an the exient to which existing uses may impede additional residential _
development and a description, relative to identified sites, of develapiment trands, market
conditions angd regulatory incentives and standards to facifitate redevizlopment or reuse,
This analysis could utilize interest from property owners, applications in the glanning
stage or recant redevelopment aclivity. The analysis could also describe recent
characteristics and circumstances leading te redevelopment, such as discontinuing uses,
and could be compared fo the identified sites fo demonstrate their suitability in the

planning period. -

Adequate Sites Alternative: The element states the 40-unit Wade project (Table B-3) is a
substantial rehabilitation project that will qualify for RHNA credit under AB 428,
To credit the rehabilitation of these units toward the City's RHNA, the elemernt must

... Include an.analvsis pursuant to Government Code Section 65583.1. Forexample, the. .. . .. .
" element must demonstrate the units were determined to be unfii for human habitation |

requiring substantizl rehabilitation, and cenfirm the City will obligate funds during the first
two years of the planning period (June 30, 2008 fo June 30, 2010). Flease refer ta the
AB 428 Compliance Checklist and sample analysis on the Departmert’s Building Blocks'
website at hitp:/Amwww.hed ca.qov/hpdfhousing element?/SIA_adegsiies.php.

Sites with Zoninag for 2 Variety of Housing Types: The housing gleme nt must
demonstrate the availability of sites, with appropriate zoning, that will sncourage and
faciitate a variety of housing types. An adequate analysis should, at a minimum, identify
whether and how zoning districts explicitly aliow the uses, analyze wr ether zoning,
develspment standards and permit procedures encourage and facilitz te these housing
types. If the analysis does not demonsirate adequate zoning for thes2 housing types,
the element must include implemsntation actions to provide appropriz te zoning:

« Emergency Sheliers: The City has estimated an existing need of >etween 406 to
50 homeless persons and states the City has just recently approved 60-bed fulltime
emergency shelter to address this need. However, {0 demonstrate the exisfing
sheiters can accommodate the homeless nead, the element must also consider
vacancy rates (i.e., whether the shelter is continually at full capacty) and seasonal
fluctuation. In addition, it is the Department’s understanding the Upward Bound /
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Shelter is exclusively for homaless woman and children. There'ore this analysis must
also consider the needs for all identified homealess populations icluding, women,
farnilies with children and single adult males. Should the ravised element
demcnstrate_ the need for additivnal emergency shelters to address the needs of all
hama:iess population, the City must ideritify a zone(s) where emergency sheliers are
permitted without a conditional use permit (CUP) or other discretionary action. To
assist in addressing this statutery requirement, refer to the Department's Chapter 833,
Statutes of 2007 (SB 2} memo at htto:ffwww.hed.ca.gov/hpd/eb? r1emo050708.pof. -

= Single Room Ocecupancy: The element states {page IV-5) the City does not have
specific zoning for SROs and that SROs are treated as simifar esmmereial uses
{i.e., hotels). As zoning does not explicifly allow SROs, ths elerment must include a
program to amend zoning to allow the use-and ensure Zoning, dzvelopment
standards and permit procedures encourage and facilitate the development of SRO
units, ’

= Transitional and Supportive Housing: The element indicates fransitional housing is
included in the definition of residential care facility and would the refore be subject to
a CUP if the facility serves greater than B individuals (page V-3, footnote to Table
IV-3}. Please note, pursuant to SB 2; transitional and supportjva housing must
treated as a residential use, subject only io the same permitting srocesses as other
housing in the subject zone (e.g., multfamily housing) without ur due special
regulatory requirements. The element must be revised io comply with these
requirements. For your information. supportive housing is as defined {Section
50675.14 of the Health & Safety Code) as having no-limit on the length of stay, is
linked to onsite or offsite services, and is.occupiad by a target pc pulation as defined
in Health & Safety Code Section 53260 (i.e., Tow-income persons with mental
disabilities, AlDS, substance abuse or chranic hesaith conditions or persons whose:
disabilities originated before the person turmned 18).

- 3. Anaslyze polential and actual governmental consiraints upon the majitenance,
improvement, and devefopment of housing for all income fevels, including fand use
confrofs, building codes and their enforcement, site improvements, f2es and other
exactions required of deveiopers, and Jocal processing and permit p-ocedures. The

- analysis shall also demonstrate local efforts fo remave govemnmental constraints that
hinder the focality from mesting iis share of the regional fousing need in accordance with
Section 65584 (Section 65583(aj(5)).

Land Use Controls: The element describes (pages IV-5 and IV-6) parking.
requirements for Culver City and concludes, without analysis; these standards are
reasonable and are not considered a constraint to affordable development. The
element, however, should analyze the cumulative impact of parking requirements,
particularly for multifamily housing. For example, the two-space requirements for
studio and one badroom apariments greater than 800 square feet should be analyzed
for its impact on the cost and affordability of housing deveiopmant. The element couid
also discuss any allowable parking reductions for ransit-oriented development or
senior/disabled housing. I necessary, the element should include a program to
address and remove or modify the potential constraint.

| 9
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in a:[diﬁo_n the element should describa the development standards 1or the City's
commercial general and mixed-use zones.

Local Processing and Permit Procedures: The element must include a detailed
dest:ription and analysis of the {otal typical review process for both single- and muitj-
family units to evaluate potenfial impacts on the cost and supply of hiusing. In addition,
the element should describe the permit process for developing residential housing in tha
City's commercial general zone. Based on the outcomes of this analysis, the element
may need to’ add programs Io address the guidelines a5 a constraint. For additional
information, refer to the sample analysis in the Building Blocks’ secticn on Permit
Processing and Procedures at htto/www.hed.ca.govihpd/fhousing_elemsnt2/CON permits php.

Desian Review: Program 2-D states the City will develop design guiclelines for

“residential zones to ensure that new multiple-family developments wil be consistent with
existing low density character of the neighborhood. The City shouid snalyze the
proposed guidelines to evaluate the impact on supply and affordabilits of multiple-family
housing.

Fees: While the element included a listing of some typical fees for a muitifamily prajact
the City should consider all planning and impact fees. For example, the element
indicates the City may require land dedication and or in-lieu fees but provides no further
information. In addition, the alement should discuss the residential stircharge fes for

new construction.

On/Off-Site Improvements: While the element states the City requires developersio
provide on- and off-site improvements necessary to serve their projecis (page iV-9), no’
additional irformation on the actual standards is provided.. The slemsnt must be reviseg
to describe and analyze specific on- and uff-site improverments for resideniiaf
development such as requirements for strest widths, sidewalks, wate; and sewer

-~ connections and circulation improvements required for residential developmenis and . .. .
assess their impact on the cost and supply of housing. -

Constraints on Persons with Disabifities: The element must include a complete analysis
of zoning, development standards and approval procedures for the development of
housing for persons with disabilities. For example, among other things, the element
should identify and analyze: (1) any definitions of family in the zoning code; (2) whether
the locality has an established reasonable accommodation procedure (3) maximum
conceptration requirernents for residential care facilities; (4) any site planning
requirements that may constrain housing for persons with disabilities; and {(5) any
parking requirements for housing for persons with disabilities. In addiiion, the element
should analyze the permit processing procedures for residential care facilities serving
seven or mare and how this process encourages and facilitates the use. Please refer to
the Department’s Building Blocks for Effective Housing Efements” seciion on Constraints
for Persans with Disabiiities and 58 520 memo and analysis tool at

hitp/www hed.ea.gow/hpd/housing elemant2/CON disabilitios.

AU
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4. Anaf'}_«ze any special housiqg needs, such as those of the handicapred, eldeny, fargs
z_’amn’;as, farmworkers, families with femaia heads of households, and families and person
in need of emergency shelfer (Section 65583fa)(7)].

The identification and analysis of special needs should be expanded beyond the basic
household and individual counts and general description of the varicus groups. The
analysis must discuss the nature of the special housing need of =ac group in Culver
City and could consider various housing types and available resources. For example,
the element should include an znalysis of resources available to adiiress the naeds of
disabled, elderly and large-family households. A thorough analysis will help identify
those with the most serious housing needs fo develop and prioritize responsive
programs. For additional information, please refer to the Deparimer U's Building Blocks’
at hitp J/www hed . ca.govhpd/housing element2/HN_SHN home.phe.

In addition, the element indicates Culver City comprises 8 parcent of' the total population
of the West Los Angeles Planning Area (SP5) which would proporticnally resultin an
estimated need of 400 homeless persons. However, it indicates an astimated need of
between 40 and 50 homeless persons residing in parks, cars and he meless
encampments along Ballona Creek. Given the extensive homeless r sed in the Los
Angeles basin, the City should more thoroughly document its estimates of need, including
as neted in inding A-Z, consideration of the various subpopulations ‘single adult men,
families with children, etc) The City could engage service providers and groups such as
Shelter Partnerships and the Special Neads Housing Alliance to ass st with this analysis.

5. Analyze the opporiuniiies for ensrgy conservation with respect o residential
davelopment (Seclion 65583(a)(8)).

While the element describes some strategies for energy conservatio 1 through promotion
of solar, photovoltaic power and through weather-striping and caulking doors and
windows. the slement must include a more thorough description of eneigy conservation
opportunities in residential development. Given the importance of promoting strategies
to address climate change and energy conservation, the element should facilitate
adoption of housing and land-use policies and programs that meet hausing and
conservation objectives. For example, the element could include incentives te promote
higher dernsity housing along fransit, encourage green building technigues and materials
in new and resale homes, promote ensrgy audits and participation in utility programs,
and facilitate energy conserving retrofits upon resale of homes. Add tonal information
on potential policies and programs to address energy conservation objectives is
zvailable in the Building Blocks’ technical assistance tool at

http://www,. hcd.ca.qgavhnd/housing element?/SIA conservation.php.
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. B. Housing Programs

1. {nciude a program which sefs forth a five-year schedule of actions ke jocs/ government
is undertaking or intends fo undariake in implement the policies anc! achieve the goals
and objectives of the housing elernent through the adrministration of fand-use and
davelopment controls, provision of regulatory concessions and incelives, and the
utilization of appropriate federal and state financing and subsidy prcgrams when
avallable. The program shal} include an identiScation of the agencie's and officials
respansible for the implementation of the various acfons {Section 55583(c)).

To address the program requirements of Government Code Section B5583){c)(1-6),
most programs should be revised to include a description of the Ciy ‘s specific role in
implementation, specific objectives, quantified where appropriate, and definitive
implementation timelines for the objectives. Programs to be revised inciude, but are not
limited to the following:

Program 1-1: How will Culver City markeat its Neighbcrhood Preservztion Program?

Program 1-K: indicate the City will continue to contract with the Housing Rights Center
ta provide information and assistance regarding landlord/tenant righ's. In addition, the
element should include specific commitment to disseminate fair housing information
throughout the City in a variely of public locations and o establish 2 process to refer or
resolve fair housing complaints. ' :

Program 2-8B: By what date will Culver City reintroduce its program "o help develapers
purchase units tc be rehabilitated? : -

Program 2-J: By what date will the City complefe review of the Study and evaluate
poteniial for a Workforce Housing Program? The Program should a so include a specific
date by which the City will commit to implementation of tha new program.

‘Prdgrém 3-A: How will I'{he City promoté ayaélabiiity of the prograrn?' What speciﬁcm
incentives will be provided? - _

Program 4-C: What role will the City play in facilitating home purchases and how many
per year?

2. Identify adequale sifes which will be made available through agpropiiate zoning and
development standards and with public services and faciiifies needed fo facilitate and
encourage the development of a variely of fypes of housing for all income levels,
nciuding rental housing, factory-built housing, mobilehomes, and emergency shelfers
and fransifional fiousing. Where the invenfory of sités, pursuant to paragraph (3) of

- subdivision {a), does not identify adequste sites fo accommodste the: need for groups of
all household income levels pursuant o Section 65584, the program shall provide for
sufficient sites with zoning that permits owner-occupied and rental multifamily residential
usg By fght, including density and development standards that could” accommodate and
facifitate the feasibilily of housing for very low- and low-incorne hous:holds {Seciion
65583{c)(1)).

pys
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As noted in finding A-1, the element does not include a complete sitz analysis and :
therei_‘ore, ihe adequacy of sites was not established. Based on the results of a complate
sites inventory and analysis, the City may need fo add or strengther programs o
address a shorifall of sites or zoning available to encourage a variety of housing types.
At a minimum, the element should be revised as follows:

« Program 2.F: As the City is relying heavily on sites and projects within its
Redevelopment Agency’s Comprehansive Housing Strategy Plan to accommodate iis
regional need for Jower-income households, the element must indicate a specific date
by which the Agency will complete its study of Agency owned sit2s to analyze
opporiunities for mixed-use development.

» The element must include specific programs to encourage and fzcilitate mixed-use
development in commercial general zones. While the element includes Program 2-G
o monitor applications and work with the developer to inciude ar affordability
compopent, as the City is reliant on these sites to accommodale its regional need, the
pregram must include specific efforts o assist in the developmert of affordable units
on these sites. '

» - Program 2.H: By what date will the City acquire sites identified in the Housing Priority
List? How will the City assist in the development of affordable units on these sites?

»  Program 2.1: By what date will the City completz evaluation and submit to the City
Council for Approval? ‘

»~  The eiement should be revised to include a specific date by whic1 the City will amend

" its zoning ordinance to allow for trensitional and supportive housing as residential .
uses, This action should occur early enough in the planning periad to provide
realjstic opporiunities for develapment of these uses. '

< The elemant must include a prc:granll'to amend .thé-zérsing ordinance to éxpr‘es-s'iir:-' :
allow sipgle-room occupancy units. :

3. Provide information on the redevelopment sgency's /ole in the City's efiort {o encourage
the development of a variely of housing types for alf incomse levels (i ?ecz‘ion 65583(c)).

The element lists several projects in the “Redevelopment Agancy Housing Sites” (Table
B-3) and includes caosts for the piojects in the redevelopment comprzhensive housing
strategy plan. The element, however, must also ideniify the estimaied amount expected
to accrue in the Low- and Moderate-Income Housing Fund (LMIHF) ‘hroughout the
planning period. Given that most programs in the element rely on the LMIHF for
implemantation, the element should also demonstrate the adequacy of this funding
resource.

27
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The housing element shall contsin programs whiich “assist in the ds velopment of
adequale housing fo meet the needs of extrenely fow-, low- and moderate-income
housefiolds (Section 65583(c)(2)).

While the e[em.ent includes some ;ﬁarograms to assist the developme nt of very low-, low-
and moderate-income households, programs should be expanded t3 specifically assist in

-the development of a variety of housing types to meet the needs of axiremely low-

income households. The element should include programs to address identified housing
needs or modify existing programs to ensure they address extremely fow-income
househoids,

In addition, the slement must be expanded o include specific actions the City will take

to assist in the development of multifamily rental housing. Actions could include
assistance with site ideniification and enfitiement processing, fee waivers and deferrals,
modifying development standards and granting concessions and incentives for
multifamily projects to provide housing for lower-incorrie households including large-
family lower-income households. Far example, the City could consider prioritizing use
of other funds for rental projects which provide some units with three: or more bedrooms..

Prug‘ram 1-P: How will the City identify opportunities? What assistance will the City offer
to developers? What is the City's spacific rolz in implementation?

Program 1-A;  How will the City promote its density bonus program?

Program 1-H: While the program indicates the City will monitor group homes to ensure

compliance with Federal Housing Qualfly Standards, it is unclear what specific role the -
City will take in facilitating and encouraging housing to address the r e=ds of identified -

special needs groups., '

. The.housing efement shall contain programs which "address, and whers appropriate end
legally possible, remove governmental constraints io the maintenance, improvement,

and development of housing” (Section 65583(c)(3)).

As noted in finding A-3, the element requires a more detailed analysis of potential
govemmental constraints. Depending upon the results of that analysis, the City may
need to strengthen or add programs and address and remove or mitigate any identified
constraints.

The housing program shall preserve for fow-income household the assisted housing
developments identified pursuant fo parsgraph (8) of subdivision (a)
(Section 65583(c)(6)).

The elements indicate 101 unijts are atsisk of converting to market-rete during the
planning penod. Program 1-N includas a general commitment to provide assistance for
the management and presarvation of affordable housing units but prowvides no specific
information on the City’s rofe in implementation. Preserving the exisling stock of housing
affordable to lower-income households is important and the program should be revised to
inciude more proactive and specific efforts, Specifically, the City cou d commit to specific
actions to strengthen relationships with nonprofits and develop a plar: or strategy for
quickly moving forward in the case units are noticed to convert 1o ma ketrate uses in the

2 Y



1171872888 Bb: 44 9163272643 HFD PAGE 11711

-9

planning period including efforts to ensure fenants receive proper nciffications. Sample
programs are included in the Building Biocks' section on Preserve Units Atrisk of
Conversion to Market Rate Uses af

hifp:/iwww hied.ca.qov/hpdihousing elementiscreen34 atriskprogram.pdf. -

The element should also include a list of potential non-profit organizaions with aninterest -
in maintaining affordable housing in Culver City and develop a progrart to monitar units at
risk and develop a strategy to work with local entities interested in pres erving affordable
units. Aceording to informetion provided to the Departrnent, entities which may be
interested in such developments in Los Angsles County are indicated on a roster which is
available in the Building Blucks’ technical assistance toof at

- itip:/fwww hed ca.govihpdhirc/tech/presnhpd00-01.xls. The slement should reference this
or other appropriate resource for this information.

C. Publiz Participation

Local governments shall make a diligent effort to achieve public participation of all economic
sagmen(s of the community in the development of the Rousing element, and the element
shall describe this effort (Saction 65583(c)(7)).

While the efement describes the City's public partficipation pracess and provides comments
from some of the participants, the slement must daarly demonstrate the City's diligent effort
to engage ali econemic segments in the development of the housing slement including noe-
profit developers and specific urganizations serving lower-income house helds by describing
how input was solicited, considered and incorporated. In addifion, the City must continue to
make a committed effort to include all economic segments of the community throughout the
revision, adoption and implementation of the housing elemant. -
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Preface to Housing Element

The Housing Element is one of nine elemenis comprising the City of Culver City's Generai
Plan (seven of which are mandatory per Sstate law). The General Plan s a
comprehensive, long—-ferm generalplanguide for the physical development of the city.
The intenf of the General Plan 5 to communicate the Cily's strategic thinking and
philosophy for the future fo residential and business communities and fo provide for the

physical, social, and economic needs of the-Cityand Hspeoepleresidents. in essence it is
the City's vision; the Municipal Code enacts that vision with specific legislaiive language.

The Housing Element specifically addresses the City's vision as it relates to housing. [t is the
primary ptanning guide to identify and prioritize the housing needs of the city and outline
the goals, policies, and programs fo address those needs while balancing community
character, objectives and resources. It is a planning tool that demonstrates how the City
intends to address its housing needs during the next six years. More specifically, this
document is required fo provide a Land Inventory Analysis that establishes the City’s
ability to accommodaie ifs fair share of the region's new housing consfruction. Various
tables in Appendix B list specific parcels that could accommodate new housing
construction with a variety of types and densities. While the land inventory indicates
potential development opportunities, there is no obligation on the part of owners to build
or redevelop these properties fo the maximum potential indicated in this inventory of
sites. In the case where the Culver Cily Redevelopment Agency is the properly owner,
the Agency shall determine if residential development is appropriate and consistent wf{h
applicable City plans and regulations.

References to State Law. Throughout this document are references to state laws related
to housing. These references offen cite particular bills — "AB" refers to Assembly Bills while
“SB" refers 1o Senate Bills — or the relevant section of g state code. Most state laws
relating. to_housing _elements are found in_Section 65580 ef seq. of the Cgdlifornia
Government Code, although some applicable laws are found elsewhere, such as in the
Health & Safely Code. A bref explanation_of cited state iaws can be found in the
Glossary. Ledislative histories and the actual text of these laws may be downloaded at:

htto:/fwww. leginfo.ca.gov/calaw.himl.
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. INTRODUCTION

Incorporated in 1917, Culver City is centrally located between Venice Beach/Marina Del
Rey and downfown Los Angeles.

Culver City is a community of approximately 40,000 residents and measures approxi-
mately five square miles in area. Curently, Culver City's top five employers are Sony
Pictures Entertainment, Fox Hilis Mall, Brotman Medical Center, Symanfec, and the City of
Culver City (City Government)}.

Today Culver City is a destfination filled with outdoor cafes, unique shops and galleries
opening onfo pedestrian-friendly boulevards, nationally recognized historic buildings,
media facilities, creative workshops, and the Hayden Tract, which serves as a creative
industries hub—{ferearchitects. Throughout its hisfory Culver City has maintained o small
tfown afmosphere for its residents, has preserved single- and two-family neighborhoods,
and nurlured medium-density muitiple-family apartments and condominiums.

A. Purpose of the Housing Element

The purpose of the Housing Element is to identify the city’s housing needs and outline
goals, policies, and programs fo address them. The Housing Element is a six-year plan,
extending from July 1, 2008 through June 30, 2014. The primary issues addressed in the
Housing Element include: 1) preservation and improvement of the existing housing stock,
2) housing availability for special needs populations, 3) planning for a sufficient supply of
new housing fo meet the city’s fair share of regional need, and 4) fair housing.

B. Overview

State law requires the preparation of a Housing Element as part of a jurisdiction’s General
Plan {Government Code §65302{c}). it is the primary planning guide for local jurisdictions
to identify and prioritize the housing needs of the city and determine ways to best meet
these needs while balancing community objectives and resources. The 2008 Housing
Element consists of five chapters: 1} Introduction, 2} Housing Needs Assessmeni,
3} Resources and Opportunities, 4) Constraints, 5) Housing Plan, and six Appendices. The
evaluation of the 2001 Housing Eement is found in Appendix A, while Appendix B
contains background details regarding the city's inventory of sites for housing
development. Appendix C idenfifies -affordable housing wunits that are atf risk of
conversion to market rate during the next ten years, along with a discussion of potential
resources and methods that could be used to preserve their aifordability. A summary of
the pubiic porficipaiion program is found in Appendix D, Appendix E conidins a list of
Acronyms, while Appendix G contains a Glossary of commonly used terms in this Housing
Element.

A key component of the Needs Assessment is the quanfification of new housing units
needed to accommodate growth in the region. This process, known as the Regional
Housing Needs Assessment {RANA), is carried out by the Southern California Association
of Governments {SCAG} and allocates to each jurisdiction a share of new housing need
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based on demographic trends, employment, and olher community characteristics. The
RHNA. identifies the level of new housing need that cifies must plan for, but is nof a
construction mandate or “guota”. The RHNA process is described further in Chapter Il

Guidelines adopted by the California Department of Housing and Communify Develop-
ment ere-must also te-be considered in the preparation of the Housing Hement (§65585).
Periodic review of the Housing Element is required to evaluate (1) the appropriateness of
its goals, objectives and policies in contfributing to the attainment of the state housing
goals, [2) its effectiveness in attaining the city's housing goals and objectives and (3} the
progress of its implementation (§65588).

C. Public Participation

Public participation is an important component of the planning process in Culver City,
and this update to the Housing Element has provided residents and other interested
parties numerous opportunities for review and comment. Public notices of all Housing
Elemeni meetings and public hearings were published in the local newspaper in
advance of each meeting, as well as posting the notices on the city's website. The draft
Housing Element was made available for review at City Hall, posted on the city's website,
as well as at the Culver City Julian Dixon Public Library. The document was also made
available o housing organizations, housing advocates, and non-profit organizations
representing the interests of lowerincome persons and special needs groups.

As part of the public review process, a Community Public Workshop, two joint City
Council/Planning Commission Study Sessions, Planning Commission and City Council
Public Hearings on the Housing Element were held. An_extensive effort was made to
inform_inferested pariies. including_representatives of lower-income and special needs
persons, of all opportunities for involvement in the Housing Element update process. All of
these public meetings served as venues for review and discussion. Appendix D provides
a summary of public notification efforts and the comments and issues raised during the
preparation and public review of the 2008 Housing Element.

After receiving comments on the draft Housing Element from the state Housing and
Community Development Department, a proposed final Housing Element was prepared
and made available for public review prior to adoption by the City Council.

D. State Housing Element Requirements

The preparation of the Housing Element is guided by California Government Code,
Arficle 10.6. The law govemning the contents of Housing Elemenis is among the most
defailed of all elements of the Generai Plan. According fo §65583 of the Government

Code:

The Housing Element shall consist of an idenfification and analysis of
exisfing and projected housing needs and a statement of goals, policies,
quantified objectives, and scheduled programs for the preservation,
improvement, and development of housing and shall make adequate
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provision for the exisfing and projecfed needs of all economic segments
of the community.

E. Consistency with Other Elements of the General Plan

This Housing Element has been reviewed for consistency with other General Plan
elements. The policies and programs in this Eiement reflect the policy direction contained
in the rest of the General Plan. As portions of the General Plan are amended in the
future, the General Plan {including the Housing Element] will be reviewed to ensure
infernal consistency is maintained.

The Land Use Element guides the fype and intensity of housing units that can be
constructed in the various land use districts, Areas in the Land Use Element that are
designaied for commercial and industial uses create employment opportunities, which
in turn, create demand for housing. The Circulation Element establishes the location and
scale of sireels, highways and other transportation routes that provide access to
residential neighborhoods and to the employment areas.

Because of the requirement for consisiency between the various General Plan elements,
any proposed amendment or updafe fo a General Plan Element will be evaluated
against the other General Plan Elements. fo ensure that no conflicts occur.

SB 1087 of 2005 (Govemment Code §465589.7) requires cities to provide a copy of their
Housing Elements to local water and sewer providers, and also requires that these
agencies provide priority hookups for developments with lower-income housing. The
Housing Element will be provided to these agencies immediaiely upon adoption.
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I HOUSING NEEDS ASSESSMENT

This chapter examines the city's general population and househoid characieristics and
frends, such as age, race and ethnicity, employment, household compaosition and size,
household income, and special needs. Characteristics of the existing housing stock {e.g..
number of units and type, tfenure, age and condition, costs) are also addressed. Finally,
the city's projected housing growth needs based on the 2007 Regional Housing Needs
Assessment (RHNA) are examined.

The Housing Needs Assessment ulilizes the most recent data from the 2000 U.S. Census,
California Department of Finance (DOF), Cdiifornia Employment Development Depart-
ment [EDD), Scuthern Cdlifornia Association of Governments [SCAG), and other relevant
sources such as the Los Angeles Counfy (2003-2008 Consolidated Plan] and the Los
Angeles Homeless Services Authority. Supplemental data were also obtained through

field surveys and, where appropriate, from private sources!.

A. Population Characteristics

1. Population Growth Trends

The City of Culver City grew very slowly during the 1980s and 1990s. Most of the city’s
growth in the last 30 years has occurred since 2000, with a population increase of over
5% from 2000 fo 2007, fo an esfimated current population of 40,792 (see Table lI-1 and
Figure I-1). This is similar fo the frend for other Wesiside cities, but confrasts with Los
Angeies County, which grew by 18.5% between 1980 and 1990, 8.1% between 1990 and
2000, and an additional 8.2% since 2000. As an essentially builf-out city, there have been
few opportunities for growth during the last 30 years, except through redevelopment and -

urban inill.

Table II-1
Populafion Trends, 1990-2007 -
Culver City vs. Los Angeles County

BRI ' Growth Growth

Jurisdiction | ‘ 1990 2000 2007 1990-200C | 2000-2007 -
Culver City 38,793 38,816 40,792 0.1% 9.1%
Westside cities” 193,787 192,478 205,653 0.7% 6.8%
Los Angeles County 8,863,052 9,579,000 10,366,700 8.1% 8.2%

Sources: 1980 & 2000 Census; Calif. Dept. of Finance Table £-1 (2007}
*includes Culver City, Santa Monica, Beverly Hills, and West Hollywood

T The Housing market analysis relies on sales and rental data from DataQuick and RealFacts, fwo of the
largest private sources of real estate data.
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Figure [I-1 Population Growth 1990-2007 - Culver Cily vs. Los Angeles County
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Source: US Census, Coififornia Department of Finance, Table E-1

2. Age

Housing needs are influenced by the age characieristics of the population. Different age
groups have different housing needs based on lifestyles, family types, income levels, and
housing preference. Table II-2 provides a comparison of the cily's and county’s
population by age group in 2000. This table shows that the age distribution of the city’s
population is older than Los Angeles County as o whole. Approximately 14% of the city’s
populalion is age 65 and over, and approximately 10% for Los Angeles County. An aging
population has implications regarding the type and size of future housing needs, as well

as accessibility.

Table -2
Age Distribution
Cutver Cify Los Angeles County
Age Group Persons | % Persons %

Under 18 years 8,008 20.9% 2,667,975 28.0%
18 to 24 years 2,570 6.6% 980,657 10.3%
25 to 44 years 12,830 33.3% 3,099,200 326%
45 to 64 years 8,830 25.3% 1,844,612 19.4%
6510 74 years 2707 7.0% 452,833 5.2%
75 1o 84 years 2.00% 5.2% 324 693 34%
85 and over 674 1.7% 109,147 1.1%
Total 38,616 100.0% 9,519,338 100.0%
Median Age 391 320

Source: 2000 Census, Table QT-P1
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3. Race and Ethnicity

The racial and ethnic composition of the city differs from the county in that a lower
proportion of city residents are Hispanic/Latino or other racial minorities. Approximately
48% of city residents are non-Hispanic whife, confrasted with 31% for the counily as a
whole. The percentage of Hispanics residing in the city, at 23.7%, is slightly over one-half
that of the County. Asians and African Americans, at approximately 12% each, represent
the largest non-Hispanic minorities {Table I1-3}).

Table II-3
Race/Eithnicity
Culver City Los Angeles County
i Racial/Ethnic Category Persons % Persons %
Not Hispanic or Latino 29,617 76.3% 5,277,125 55.4%
White 18,675 48.1% 2,850.614 311%
Black or African American 4,536 11.7% 901,472 9.5%
American IndianfAlaska Native 11 0.3% 25,508 0.3%
Asian 4,631 11.9% 1,124,569 11.8%
Native Hawaiian/Pacific islander 72 0.2% 23,265 0.2%
Other Races or 2+ races 1,582 £1% 242 596 2.5%
Hispanic or Latino {any race) 8,199 23.7% 4,242 213 44.6%
Total 38,816 100.0% | 9,519,338 100.0%

Sources: 2000 Census, SF1 Table P8

B. Household Characteristics

1. Household Composition and Size

Household characteristics are an indicator of the type and size of housing needed in a
city. The Census defines a “household” as all persons occupying a housing unit, which
may include single persons living alone, families related through marriage or blood, or
unrelated persons sharing a single unit. Persons in group quarters such as dormitories,
retirement or convalescent homes, group homes, or other similar living situations are
included in population totals, but are not considered households.

Culver City had 16,611 households as reported in the 2000 Census. Table Il-4 provides a
comparison of households by type for the city and Los Angeles County as a whole.
Family households in 2000 comprised approximately 57% of all households in fhe city,
over 10% less than the County. Another significant difference in household composition
between the cily and county is the number of single person households {34% city vs. 25%
county}. Due to these factors, the city's average household size is somewhat lower than
Los Angeles County as a whole {2.31 persons per household city vs. 2.98 persons per

household county.
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Table lI-4
Household Composition
Culver City Los Angeles County
Household Type Households % Heuseholds Y%
Total Households i6.611 100.0% 3,133,774 100.0%
Families 9,513 57.3% 2,136,977 68.2%
- wichildren under 18 4,343 26.1% 1,152,202 36.8%
Non-family households 7,008 42.7% 996,707 31.8%
- Single living alone 5,727 34.5% 771,854 24.6%
- §5 and over living alone 1,544 9.3% 223,473 7.1%
Average household size 2.31 2.98

Seurces: US Census 2000, SF1 Tables P18 and Hi2

2. Housing Tenure

Housing tenure {owner vs. renter} is an important indicator of the housing market.
Communities strive to have an adequate supply of units available both for rent and for
sale in order to accommodate a range of households with varying incomes, family sizes
and composifion, and lifestyles. Table -5 provides a comparison of the number of owner-
occupied and renter-occupied units in the city in 2000 as compared fo the county as a -
whole. It reveals a higher level of homeownership in the city, approximately é

percentage pointfs higher than the county.

Table II-5
Household Tenure
CulverCity -~ | Los Angeles County
: Tenure Units % Units %
Owner Occupied 9,034 54% 1,499,744 48%
Renfer Occupied 7577 46% 1,634,030 52%
Total occupied units 16,611 100% 3,133,774 100%

Source: 2000 Census, QT-H1 and H7

3. Overcrowding

Overcrowding is offen closely related to household income and the cost of housing. The
U.S. Census Bureau considers a household to be overcrowded when there is more than
one person per room, excluding bathrooms and kifchens, with severe overcrowding
when there are more than 1.5 residents per room. Overcrowded households are usualty a
reflection of the lack of affordable housing {see Section D4, below for a detailed
definition of “affordable” housing. Table -6 summarizes overcrowding for Culver City in

2000.
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Table -4
Overcrowding
Culver City Los Angeles County
Household Type Households Percent Households Percent
Owner-Occupied 9,033 100.0% 1,496,694 100.0%
Overcrowded 439 4.8% 204,345 13.6%
Severely overcrowded 223 2.5% 111,667 7.4%
Renter-Occupied 7,578 100.0% 1,634,080 100.0%
Overcrowded 1,080 14.3% 516,024 31.6%
Severely overcrowded 708 9.3% 359,808 22.0%

Source: 2000 Census, Table H20

Based on U.S. Census standards, Culver City residents live in relatively less crowded
housing conditions than the rest of Los Angeles County. In Culver City in 2000, 9.1% of alll
occupied unifs were considered overcrowded based on U.S. Census criteria, including
4.9% of owner-occupied units and 14.3% of renter-occupied units. Overcrowding in both
owner-occupied and renter-occupied unifs in the city is less than one-half of the county

level.

4, Household Income

Household income is a primary factor affecting housing needs in a community - with the
exception of senior citizens or others who own a home with litfle or no mortgage, the
ability of residents fo afford housing is directly related to household income.

Housing needs and assistance programs are based on income categories established in
state and federal law. The five categories used in Housing Elemenis are as follows:

Extremely Low Up to 30% of Areawide Median Income {AMI}

Very Low 31 - 50% of AMI
Low 51 - 80% of AM]
Moderate 81~ 120% of AMI

Over 120% of AMI

The Extremely-Low, Very-Low and Low categories taken together are semetimestefered
fo as “Lower-Income.”

Above Moderate

According fo the 2000 Census, the median household income in Culver City was $51,792,
about 23% higher than for Los Angeles County as a whole, and slightly higher than for
Sanfta Monica (Table 1I-7). About 29% of Culver City households fell within the Very-Low-
and Low-income categories, while just under 20% were Moderate and 52% were Above-
Moderate. About 8% are estimaied to fall within the Extremely-Low category (<30% of
AMiI) based on 2000 Census data (SF3 Table P52). In Table -7 the Extremely Low category

is a subset of Very Low.
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Table l}-7
Median Household Income, 1999 ~
Los Angeles County and Surrounding Cities

Median % Distribution
Jurisdiction Income VL Low Mod Above Mod
Culver City $51,792 15.4 13.2 18.5 52.0
Bevery Hills $70,945 15.7 94 . 12.3 62.6
Santa Monica $50,714 21.8 12.2 15.6 504
West Hollywood $38914 27.9 15.6 17.9 386
County of Los Angeles $42,189 4.7 15.7 17.1 426

Median and Income distributions based on 2000 Census for Los Angeles County {data for 1539)
Sources: 2000 Census SF3 Table P53 and SCAG 11/2/2006

5. Overpayment

According to state housing policy, overpaying occurs when housing costs exceed 30% of
gross household income. Table [I-8 displays estimates for overpayment in 1999 by lower-
income households. According to SCAG, approximately 55% of all lower-income renter
households and 66% of all lower-income owner households were overpaying for housing.
Over 58% of all categories of lower-income households, both renters and owners were

found to be overpaying for housing.

Although homeowners enjoy income and property tax deductions and other benefits
that help to compensate for high housing cosis, lower-income homeowners may need o
defer maintenance or repairs due to limited funds, which can lead fo deterioration. For
lower-income renters, severe cost burden can require families to double up resuliing in

overcrowding and related problems.

Table 11-8
Overpayment by Income Category — Culver Cily
_ Renters Owners
... Income Category Households Percent Households Percent
Extremely low households 800 - 265 -
Househalds averpaying 395 49.4% 220 83.0%
- Very low households 725 - 380 -
Households sverpaying 445 61.4% 305 80.3%
Low househalds 1,165 - 645 -
Households overpaying 640 54.9% 325 50.4%
All lower-income households 2,690 - 1,290 -
Households overpaying 1,480 55.0% 850 65.9%
Source: SCAG 2008 based on 2000 Census
-4 Revised Draft - June 24, 2009
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Extremely Low Income Households

State low requires an analysis of the existing and proiected housing needs of extremely-
low-income {ELl} households, ELl means a household whose income is 30% or iess of the
creqa median income (AMI), adiusted for household size. The 2007 _AMI for Los Angeles
County was $56.500 [see Table 1-19. page 1F19). For ELl households, this results in an
income of $22,200 or less for a four-person household?. ELI households have a variely of
housing problems and needs.

The relatively high cost of housing on_the Westside often results in overpayment and/or
overcrowding when ELl households *double un” with more than one family sharing living
space. Such_conditions may legd to overtaxing of utitities and infrastructure., siress and
adverse health efiects. Severdl programs in the Housing Action—Plan (Chapter V]
desianed to address housing affordability will help _to_dlleviais the problems of Ell
househoids. These programs include rental assistance, Tacilifation of emergency shelters
and  transitional  housing,  acquisition/rehab of  substandard _housing, and  new
consfruction of affordable units,

Thouah FHNA does not specifically_call out L households as ¢ category, mesiing the
housing nead of these persons is an issue for all municipaiiiies. Culver City will address the
5< of this population through the provision of rentaf assistance from bolh the federdl
5 Housing Choice Voucher Program [HCVF) and the Redevelopment Agency
istonce Procram [RAP! funded with Heousing Sel Aside funds. Becouse fhe
VP has an exdensive wait penod, sometimes in excass of five veqrs, Culver
tedd the RAP to assist the homeless and low-income e<|c4e by, The F? WP functhions

secion 8 HCVEP where o household pays no more than 30% of fheir i .u‘nu,

; o the remainder s subsidized throuah the RAP, xh AP will be ullize

“ress the rental burden of EY households and 1o help homeless persons securg_and
orain shielter, This progrom s funded at $500.000 annually ond can assist un o 30
homeless ond L households. In addition, the Housing Plan {Chapier V] includes Measure
2K to provide explicii reference to SRO housing in the Municipal Code. SROs are
infended to address the needs of extremely-low- and very-low-income persons.

C. Employment

Employment is an important factor affecting housing needs within a community. The jobs
available in each employment sector and the wages for these jobs affect the type and
size of housing residents can afford.

2 HeD publishes annual household income limits for each county in California. The published income limiis
for extremely-low-, very-low- and low-income househeids cre used 1o determine eligibility for some
assistance orograms and are adjusted upward in high housing cost areas fike Southern California.
Therefare, the income mits published by HCD for Los Angeles County are higher than the calculgted
income cateaories that would resul? from the appficable percentages of AMI.
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1. Current Employment

Current employment and projected job growth have a significant influence on housing
needs during this planning period. Table -9 shows that the city had a workforce of 21,448
persons, or 68% of the working-age populafion, as reported by Census 2000. This fable
also shows that the city's population has a somewhat higher parficipation in the
workforce than the county {68% city vs. 61% county].

Table II-9
Labor Force — Culver Cify vs. Los Angeles County {2000)

: Culver City Los Angeles County

Labor Force Status Persons % Persons %
In labor force 21,448 68% 4,312,264 61%
-Work at home 880 4% 134,643 3%
Not in labor force 10,124 32% 2,810,261 39%
With Social Security income 3,737 12% 618,121 5%

Total population age 16+ 31,572 . 7,122.525 -

Source: 2000 Census SF3 DP-3

In 2000, approximately 50% of fhe city's working residents were employed in manage-
ment and professional occupations {Table 1i-10). A low percenfage of workers (under
12%) were employed in service-related occupations such as waiters, waitresses and
beautficians. Technical, skilled and unskiled occupations such as machine operators,
assembilers, farming, fransportatfion, handlers and laborers also constituted less than 12%

of the workforce.

Table II-10
Employmeni by Occupation — Culver City

e QOccupation Jobs +50 Percent
Management, professional and related 10,107 49 8%
Service 233 11.5%
Sales and office 5,540 27.3%
Farming, fishing and forestry - -
Constsuction, exiraction, and maintenance 1,089 5.4%
Production, fransportafion, and material moving 1,208 6.0%

Source: 2000 Census, DP-3

As of 2005, the four largest employment sectors within Los Angeles County were
‘manufacturing (484,776 employees), retail frade (410,193 employees), health care &
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social assistance [424,173 employees), professional, scientific and technical services
{359,249 employees), and accommodation & food services (323,460 employees)3.

2, Projected Job Growth

Table 1I-11 shows employment and projected cccupational growth for Los Angeles
County dlong with average salaries for the period 2004-2014. This data is not readily
available for Culver City alone. The greatest number of new jobs projected to be
produced in Los Angeles County over the next few years will be among the lower-waged
occupations. Based on past trends and projections provided by the California
Employment Development Department, 65% of these new workers within Los Angeles
County will earn 80% or below of the median area income+. Because the majority of new
jobs created will be low-wage jobs, there will be a growing demand for units county-
wide that are affordable o low-income persons, typically below the average home
price of the area.

3 Us. Bureau of the Census, 2005 County Business Patterns.
Los Angeles Ccunly 2003-2008 Consolidated Plan.

[I-9 Revised Draft - June 24, 2009
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Table [-11

Projected Job Growth by Occupation (2004-2014) -

Los Angeles County

Employment Change
S0C Code Occupational Title Numericaf Median Hourly Wage*
00-0000 | Total, All Occupations 450,500 §1545
350000 | Food Preparation and Serving Related Occupations 61,150 $8.33
25-000¢ | Education, Training, and Library Occupations 58,290 $21.79
41-000¢ | Sales and Related Occupafions 49,520 $12.27
29-0000 | Healthcare Practitioners and Technical Occupations 38,420 $30.25
53-G000 | Transportation and Material Moving Occupations 33,330 F11.01
11-0000 | Management Occupations 29,580 $43.06
13-0000 | Business and Financial Operafions Occupations 28,520 $2r.02
43-000¢ | Office and Administrative Support Occupations 26,840 $14.29
27-0000 | Arts, Design, Entertainment, Sports, and Media Occupations 24,530 $18.32
31-0000 | Healthcare Support Occupations 24,270 $11.29
30-0000 | Personal Care and Service Occupaticns 15,200 $9.72
150000 | Computer and Mathematical Occupations 15,160 $33.47
37-0000 | Building and Grounds Cleaning and Maintenance Occupatians 15,090 $9.94
47-000C | Construction and Extraction Occupations 12,890 $19.21
33-0000 | Protective Service Occupaticns 12,330 $14.42
49.0000 | installation, Maintenance, and Repair Occupations 10,370 $18.72
21-0000 | Community and Sociat Services Occupations 7,800 $18.81
17-0000 | Architecture and Engineering Occupations 5,490 $35.38
23-0000 | Legal Occupations 5,230 $41.69
19-000C | Life, Physical, and Social Science Occupations 5170 $28.07

Source: California Employment Developmant Dept., March 2005 Benchmark

*2006 wages

It is difficult to obfain accurate employment information, because of confidentiality issues
and other constrainfs. A review undertaken in connection with the Workforce Housing
Study by the Westside Cities estimated the worker population of Culver City, in the year

2000, at 40,850. Data from the 2002 Economic Census put the figure at 47,688. This latter
study showed that the largest employment sectors in Culver City were “Information

"3

{15,802 employees), foliowed by “Professional, scientific and technical services” (8,333

3 The “Information” sector comprises establishments engaged in the foliowing processes: (a) producing and
distributing information and cultural products, [b) providing the means to fransmit or diskibute these
products as well as data or communications, and {c} processing data. The main components of this
sector are the publishing industries, including software publishing, and both traditienal publishing and
publishing exclusively on the Infernet; the motion picture and sound recording industries; the broadcasting
industies, including fraditional broadcosting and those broadcasting exciusively over the Internet; the
telecommunicaotions industries; the industries known as Internet service providers and Web portals, data
processing industries and the information services industries. {Source: U.S. Bureau of the Census - 2002

Econcmic Census)

Conexus
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employees), “Retail trade” (5,943 employees) and “Health care & social assistance”
{2,949 employees) (Table II-12). The 2002 employment sector data are reilecfive of

empioyment within the city, not necessarily employment of city residents.

Table l1-12
Culver City Employment by Economic Sector {2002)
Number of Number of
Econoemic Sector Establishments Employees
Information 179 15,802
Professional, scientific, & technical services 333 8,333
Retail Trade 332 5,963
Administrative & support & waste management 120 4,358
& remediation services
Healih care & social services 166 2,949
Wholesale Trade 161 2483
Accommodation & food services 163 2478
Manufacturing 80 1,847
Other services (except public administration) 161 1,252
Real estate & rental & leasing 105 1,027
Arts, entertainment, & recreation 116 877
Educational services 23 319
Total Employment 47,688

Source: 2002 Ecenomic Census, Table 1

3. Jobs-Housing Balance

A regional balance of jobs-to-housing helps to ensure that the demand for housing is
reasonably related fo supply. When the number of jobs significantly exceeds the housing
supply, the rental and for-sale housing markets may become overheated, requirng
households to pay a larger percentage of their income for housing. In addition, a tight
housing market can result in overcrowding and longer commute times as workers seek
more affordable housing in outlying areas. The current jobs-housing objective for the

entire SCAG region is one new housing unif for every 1.5 jobs.¢

According to the 2000 Census, about 99% of employed Culver City residents worked in
Los Angeles County. and 17% of alt workers were employed within the city limits {Table II-

13).

§  SCAG Draft 2008 Regicnal Comprehensive Plan, Land Use & Housing Chapter, P. 18

Conexus
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Table 1I-13
Job Location for Culver City Residents

Job Location Persons | %
Wark in Los Angeles County 19,693 99.3%
-Work in city of residence 3415 17.2%
-Work elsewhere in Los Angeles County 16,420 82.8%
Work in another Caiifornia county 348 1.8%
Work cutside California 142 0.7%

Total workers age 16+ 19,835 -

Saurce: 2000 Census, SF3 Tabies P26 & P27

With 47,488 jobs and 17,149 housing unifs, the city's jobs/housing ratio was 2.78 as of 2002
(Tabie 1I-14). The city appears to be job-rich compared to Los Angeles County as a
whole, which had ratic of only 1.11 jobs per housing unit in 2002. However, these statistics
do not reflect the fact that many people who work in Culver City live in nearby Westside
locations and commute relatively short distances to Culver City jobs. This regional aspect
of employment pattems in Los Angeles County makes it difficult to franslate the Culver
City jobs/housing ration into an unambiguous Culver City housing needs assessrment.

Table ii-14
Employment Profile and Jobs/Housing Rafio (2002) -
Culver City
Total Employees 47,688
Housing Units 17,149
Jobs/Housing Ratio 2.78

Sousces:
2002 Economic Census
California Dept. of Finance, Report E-5

D. Housing Stock Characteristics

This section presents an evaluation of the characteristics of the community’s housing
stock and helps in identifying and prioritizing needs. The factors evaluated include the
number and type of housing unifs, recent growth frends, age and condition, tenure,
vacancy, housing costs, affordability, and assisted affordable units atf-risk of loss due to
conversion 1o marketrate. A housing unit is defined as a house, apartment, mobile
home. or group of rooms, occupied as separate living quarters, or if vacant, intended for
occupancy as separaie living quarters.

1. Housing Type and Growth Trends

Table 11-15 provides a breakdown of the housing stock by type along with growth frends
for the city compared fo the county as a whole for the period 2000 to 2007. The housing

Revised Draft — June 24, 2002
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stock in Culver City is comprised predominantly of single-family detached homes, which
make up about 39% of all units, and larger muiti-family complexes {5+ unifs}, which
comprise about 36% of the total. About 11% of unils are single-family attached [ie.,
condo or duplex apartment] units, while mobile homes comprise the remaining 1%.
Homes on R-2 zoned lots can either be two detached dwelling units on one parcel or
two attached units {also known as a duplex] on one parcel. Duplexes would be
capiured under single-family attached and possibly mulfi-family 2-4 units.

Table {1-15
Housing by Type
: 2000 2007 Growth
Structure Type Units | % Units % Units %

Culver City

Single-family detached 6,605 39% 6,618 39% 13 0%
Single-family attached 1,903 1% 1,903 1% 0 0%
Multi-family 2-4 units 2,301 13% 2,265 13% -15 1%
Mulfi-family 5+ units 6,140 36% 8,147 36% 7 0%
Mchile homes 181 1% 181 1% ] 0%
Total units 17,130 100% 17135 100% 5 0%
Los Angeles County

Single-family detached 1,593,449 49% § 1,638,521 48% 45,072 3%
Single-family attached 241,575 % 243,078 % 1,503 1%
Mufti-family 2-4 units 287,575 9% 291,406 9% 3,83 1%
Muiti-family 5+ unifs 1,091,766 33% ) 1,151,750 34% 59,984 5%
Mobite homes 56,605 2% 56,701 2% 96 0%
Totat units 3,270,906 100% | 3,382,358 100% 11,450 3%

Source: Cal. Dept. of Finance, Table E-&

According to the city's Building and Safety data base, during the last RHNA Planning
Cycle, January 1998 through December 2005, 96 gross new housing units were built in the
city; from January 2006 through December 2007, 97 gross new units were built (the 97
units buili in 2006/07 can be credited towards meeting the RHNA altocation for this
current RHNA Planning Cycle). There is a discrepancy beftween ihe city's Building and
Safety database and the state Depariment of Finance {DOF} data shown in Table 1I-15.
while the reason for this difference is unclear, the city's database is believed fo be a
more accurate reflection of unifs built from 1998 through 2007 than the data reported by

DOF.

2. Housing Age and Condifions

Housing age is often an important indicator of housing condition. Housing units built prior
to 1978 before stringent limits on the amount of lead in paint were imposed, may have
interior or exterior building components coated with lead-based paint. Housing units built
before 1970 are the most likely to need rehabilitation and fo have lead-based paint in

I-13 Revised Draff — June 24, 2009
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deteriorated condition. Lead-based paint becomes hazardous to children under age six
and to pregnant women when it peels off walls, windows and doors.

Table 1I-16 shows the age disttibution of the housing stock in Culver City compared to Los
Angeles County as a whole as reported in the 2000 Census.

Table ll-16
Age of Housing Stock by Tenure -
Culver City vs. Los Angeles County

Culver City Los Angeles County
Year Built Units % Units %
Owner occupied 9,033 100% 1,499,694 100%
1990 or later 3593 4% 101,563 %
1980-89 402 4% 173,413 12%
1970-79 2,084 23% 185,447 12%
1960-69 938 10% 222,641 15%
1850-59 2414 27% 403,784 27%
1940-49 1,817 20% 209,298 14%
1939 or earfier 1,015 11% 203,548 14%
Renter occupied 7,578 100% 1,634,080 100%
1990 or later 187 2% 109,917 %
1980-89 446 6% 214,549 13%
1970-79 1,923 5% 302,096 18%
1960-89 1,594 21% 333,517 20%
1950-59 - 1,445 19% 208,342 18%
1940-49 1,148 15% 175,275 11%
1938 or earlier 835 1% 200,384 12%

Source: 2000 Census H36

This table shows that 68% of the owner-occupied housing units and 66% of renfed units in
Culver City were constructed prior fo 1970. These findings indicate the possibility of a
need for some maintenance and rehabilifafion, including remediafion of lead-based

paint, for approximately one-third of the city's housing stock.

Table 11-17 identifies the number or owner-occupied and renter-occupied housing unifs
lacking complete kitchen or plumbing facilities in the city and the county as a whole. This
table shows that less than 1% of rental units lacked complete plumbing facilities. Almost
no owner-occupied housing units and approximately 2% of renter occupied units lacked
compiete kitchens. A lack of complete kitchen or plumbing facilifies is an indicatfor that

housing unifs may need rehabilitation.

-1 4 Revised Draft - June 24, 2009
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Table iI-17
Kitchen and Plumbing Facilities by Tenure -
Culver City vs. Los Angeles County

Status of Kitchen and Bathroom Culver City Los Angeles County
Facilities Units % Units %
Owner cccupied 9,033 100% 1,499,694 100%
Compilete kitchen facilities 9,029 100% 1,493,330 99.6%
Lacking complete kitchen facilities 4 0% 5,764 04%
Renter ocoupied 7,578 100% 1,634,080 100%
Complete kitchen facifities 7,420 98% 1,593,522 97.5%
Lacking complete kitchen facifities 158 2% 40,558 2.5%
Owner occupied 9,033 100% 1,499,694 100%
Complete plumbing faciliies 5,018 100% 1,492 247 99.5%
Lacking complefe plumbing facilities 15 0% 7447 0.5%
Renter occupied 7,578 100% 1,634,080 100%
Complete plumbing facilities 7,530 99.4% 1,610,239 98.5%
Lacking complete plumbing facilities 48 0.6% 23,841 1.5%

Source: 2000 Census H48, H51

To supplement this analysis of Census dafa, a targeted field survey of selected
neighborhoods was conducted in September 2007. The surveyed neighborhoods were
chosen based on the knowledge of experienced planning, housing and code
enforcement staff, with the intent of identifying areas where units in need of repair are
concenfrated {see Figure II-2).

The survey found that 38% of the 202 units surveyed were considered to be in sound
condition although minor cosmetic work may be needed. About 32% of the uniis showed
signs of minor shructural problems, while 30% were in need of major rehabilitation. Since
the survey focused on those areas known fo have the highest incidence of problems,
these stafistics are not representative of the enfire city. Rehabilitation needs are
considered to be farless prevalent in other areas.

A separate survey of residential mulii-family dwelling (RMD) areas was also conducted
(also shown in Figure H1-2). Within the RMD Zone study area, 414 properties and 631
dwelling unifs were surveyed. This evaluation found that 87% of the unifs surveyed were
considered fo be in sound condition although minor cosmetic work may be needed.
About 12% of the unifs showed signs of minor structural problems and 1% of the units were

in need of major rehabilitation.

Based on the field surveys and staff knowledge of other areas not surveyed, it is
estimated that there may be gpproximately 140 housing unifs in need of minor fo
moderate repair and approximately 67 units in need of major rehabilifation.

There are other dwelling units in the survey areas that were not noted {or counted)
because they showed no signs of debilitafion. Within the RMD Zone survey, units that

Revised Drafi — June 24, 2009
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were not in need of repair and located on properties that were fully developed based
on Zoning Code density maximums were not counted.

3. Vacancy

Housing vacancy rates as reported in the 2000 Census are shown in Table 1I-18. The table
shows that vacancy rates in the city were relatively low, with just 2.1% of rental unifs and
1.2% of for-sale units available for rent or sale, respectively. The rental vacancy rate for
the County as a whole was somewhat higher, at 3.3%, while the rate of for-sale housing
was approximately the close to that of the city, at 1.6%. Rental vacancy rates in the 2%
range indicate nearly full occupancy, and contribute to upward pressures on rents.

Table [I-18
Housing Vacancy —
Culver City vs. Los Angeles County

. Culver City Los Angeles County
Occupancy Status Units % Units %
Tatal housing units 17,130 100.0% 3,270,909 100.0%
Occupied unifs 16,611 97.0% 3,133,774 95.8%
-Owner occupied 9,034 52.7% 1,499,744 45.9%
Renter occupied 7,577 44.2% 1,634,030 50.0%
Vacant units 519 3.0% 137,135 4.2%
-For rent! 164 2.1% 56,089 3.3%
-Forsale? 112 1.2% 23,874 1.6%
-Rented or sold, not occupied 58 0.3% 11,716 0.4%
For seasonal or occasional use 42 0.2% 13,585 0.4%
+For migrant workers ¢ 0.0% 68 0.0%
-Other vacant 143 0.8% 31,823 1.0%
Source: 2000 Census, Table QT-H1
Notes: 1Est. % of all rental units
? gt % of all fer-sale units
-16 Revised Droff — June 24, 2009
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4. Housing Cost
a. Housing Affordability Criteria

State law establishes five income categories for purposes of housing programs based on
the area (i.e., County) median income [“AMI"}:

. Exiremely-Low (30% or less of AMI},

° Very-Low (31-50% of AMI),

. Low [51-80% of AMI},

. Moderate [81-120% of AMI), and

e Above Moderate {over 120% of AMI).

Housing affordability is based on the relationship between househoid income and
housing expenses. According to U.S. Deparfment of Housing and Urban Development
(HUD} and the Cadilifornia Department of Housing and Community Development?,
housing is considered "affordable” if the monthly payment is no more fhan 30% of a
household’s gross income. In some areas, these income limits may be increased to adjust

for high housing cosis2.

Table 1119 shows affordable rent levels and estimated affordable purchase prices for
housing in Los Angeles County by income category. Based on state-adopied standards,
the maximum affordable monthly rent for extremely-low-income households is $555, while
the maximum affordable rent for very-low-income households is $925. The maximum
affordable rent for low-income households is $1,480, while the maximum for moderate-

income households is $1,695.

Maximum purchase prices are more difficult fo defermine due to variafions in mortgage
inferest rates and qualifying procedures, down payments, special tax assessments,
homeowner association fees, property insurance rates, efc. With this caveat, the
maximum home purchase prices by income category shown in Table II-19 have been
estimated based on typical condifions.

HCD memo of 4/18/07 (http://www.hcd.ca.gov/hpd/hre/rep/state/inc2k?. pdf)

8 HCD publishes annual household income limits for eqach county in California. The published income limits
for extremely-low-, very-low- and low-income households are used o determine eligibility for some
assistance programs and are adjusted upward in high housing cost aregs like Scuthern Californic.
Therefore, the income limits published by HCD for Los Angeles County are higher thon the calculgted
income categories that would result from the applicable percentages of AMI. The determination of
affordable rent and affordable purchose price for assisted units mmay vary depending upon the
reguirements of various funding sourges, In_addition, affordable housing cests may be restricied o the
exient needed to allow unils to be counted toward the Redevelopment Agency's housing production
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Table I-19

Income Categories and Affordable Housing Costs -
Los Angeles County

2007 County Median Income = $56,500 Income Limifs Affordable Rent Affordable Price (est.)
Extremely Low (<30%) Up to $22,200 Up to $555 Up to $70,000
Very Low (31-50%) Up to $37,000 Up to $925 Up to $116,000
Low (51-80%) Up to $59,200 Upto $1,480 Up to $185,000
Moderate (81-120%) Up to $67,800 Upto $1,695 Up to $213,000
Above moderate (120%+) Over $67,600 Over $1,695 Over $213,000

Assumptions:
-Based on a family of 4

-30% of gross income for rent or PITI
-10% down payment, 6.25% interest, 1.25% taxes & insurance, $200 HOA dues

Source: Cal. HCD; Conexus

b. For-Sale Housing

Housing sales price statistics for the period January 2006 through August 2007 {Table [1-20)
show that the vast majority of resale homes sold for more than $500,000 during this

period.
Table H-20
Resale Housing Sales Price Distribution (2006-07) -
Culver City
- - Price . Condo SFp
Under $150,0G0 0 2
$150,000-174,99% 0 0
$175,000-195,999 0 0
$200,000-224,999 H 0
$225000-249,909 0 0
$250,000-274,9%9 0 0
$275,000-299,9%9 3 0
$300,000-324,99% 3 1
$325,000-349,999 17 1]
$350,000-374,999 19 ]
$375,000-398,599 32 0
$400,000-424,999 27 0
$425,000-449,999 25 0
$450,000-474,999 24 0
$475,000-499,989 20 1
$500,000+ 44 146
Median $423,000 §750,000
Notes:
Data for Jan 2006 through Aug 2007
Resale only - rumber of new home sales foo smafl to be reliatle
Cenexus l-19 Revised Draft - June 24, 2009
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The median price for resale single-family detached homes was $750,000. For resale
condos, the median price was $423,000. Based on the estimated affordable purchase
prices shown in Table I-19 {page 119}, no for-sale units were affordakle to lower-income
or moderafe-income residents. These data illustrate that public subsidies are generally
required fo reduce sales prices fo a level that is affordabie fo low- and moderate-
income buyers. Al a median price of $423,000 for condominiums, there is a “gap” of over
$210,000 between the market price and the maximum price a moderate-income
household can afford to pay faor a home. For low-income households, this gap is over

$238.000.

C. Rental Housing

Tabile 11-21 shows current (2007} market dafa for rental apartments in Culver City based
on recent surveys of large complexes. The fable shows that the average rent for all
surveyed unifs was $1,598 per month, with an average of $1,099 for studios and $1.859 for
2-bedroom units.

Table 11-21
Rental Market Survey -
Culver City
Average Square Average Cost
TN Average Rent Feet per Square Fool

All $1,598 862 $1.85
Studio $1.099 427 $257
1 bedroom/ bath $1,578 835 $1.89
2 bedroom/2 bath $1,859 1,109 $1.68

Source: RealFacts, 8/07

When market rentfs are compared fo the amounts low-income households can afford to
pay (Table I-19, page 19}, it is clear that very-low- and extremely-low-income
households have a difficult fime finding housing without overpaying. The gap between
market rent and affordable rent at the very-low-income level is about $934 per month,
while the gap at the extremely-low-income level is over $1,300 per monih. An average 2-
bedroom, 2-bath aparfment cumently renfs for about 3$1.859 while the affordable
payment for a 4-person low-income household is $1,480, which represents a gap of $379

per month.

E. Special Needs

Certain groups have greater difficulty in finding decent, affordable housing due to
special circumstances. Such circumstances may be related to one's employment and
income, family characteristics, disability, or other conditions. As a resuli, some Culver City
residents may experience a higher prevalence of overpayment, overcrowding, or other

nousing problems.

i-20 Revised Draft — June 24, 2009
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State Housing Element law defines “special needs" groups fo include persons with
disabilities, the elderly, large households, female-headed households with children,
homeless people, and farm workers. This section contains a discussion of the housing

needs facing each of these groups.

1. Persons with Disabilities

In 2000, 2,858 people between 16 and 64 years of age, or 11% of the working age
population, reported a work-related disability {Table 11-22). Of those aged 65 and over,
1,368 (25%) reported some form of physical disability. Included within these disabilities are
persons whose disability hinders their ability to go outside the home (7% of the working
age population and 21% of the senior populafion). Housing opportunities for the
handicapped can be maximized through housing assistance programs and universal
design features such as widened doorways, ramps, lowered counterfops, single-level
units and ground floor units.

Persons with disabilifies may require exceptions_to zoning or building standards in order 1o
allow them full accessibiiity fo_housing. Meagsure 2.N in the Housing Plan [Chapter V]
addresses these needs_by committing the cily fo adopting_an ordinance establishing
procedures 1o ensure reasonable accommodations for persons with disabilities pursuant
fo SB 520 (Government Code §65583.¢.3]. In addition fo_physical accessibility, disabled
persons offen have lower incomes than the population at lorge. Numerous meaqsures
contained in the Housirng Plan that are intended to encourage housing that is affordable
to lowerincome households will indirectly benefif persons_with disabilities. Examples
include Measures LA [Section 8 Renial Assistance), 1.B (City Rentod Assistance), 1.
INeighborhood  Preservation),  1.M__{Temporary  Emergency  Rental & Relocation
Assistance). 1.N [Acquisition/Rehab), 1.P (Affordable Housing Development Assistance],
2.C (Second Units), 2.F/G/H (Redevelopment Agency Comprehensive Housing Strategy].
2 K ISROs), 2.1 {Transifional/Supportive Housing). and 5.4 {Housing Program Promotion}.

Revised Draft — june 24, 2009
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Table 11-22
Persons with Disabilities by Age -
Culver City
Disability by Age Persons Percent
Age 510 15 - total persons 5217 -
Sensory disability 18 0.3%
Physical disability 54 1.0%
Mental disability 337 5.4%
Self-care disability 93 1.9%
Age 16 to 64 - fotal persons 26,169 -
Sensery disability 476 1.8%
Physical disability 1,366 52%
Mental disability 842 3.2%
Self-care disability 419 1.6%
Go-putside-the-home disability 1,768 6.8%
Employment disability 2,858 10.9%
Age 65 and over* - total persons 5,403 --
Sensory disability 687 12.7%
Physicai disabiiity 1,368 25.3%
Menital disability 595 11.0%
Self-care disabifity 542 10.0%
Go-outside-the-home disability 1,108 20.5%

Source: 2000 Census, SF3 Tables P8 and P41
Note: Totals may exceed 100% due to multiple disabilities per person

2. Elderly

in 2000, there were 3,394 households in Culver City where the householder was 65 or
older {Table {-23}, Of these, 265 persons were below the poverty level in 1999°. Many
elderly persons are dependent on fixed incomes and many have some fype of disability.
Elderly homeowners may be physically unable to maintain their homes or cope with
living alone. The housing needs of this group can be addressed through smaller units,
second unifs on lots with existing homes, shared living arangements, congregate housing
and housing assistance programs._The_following specific measures in the Housing Plan
{Chapter V] help to address the needs of seniors: 1.A [Section 8 Renial Assistance], 1.B
{City  Rentad  Assistance), 1.C [Shared Housing  for_ Seniors), 1.1 (Nelghborhood
Preservation), 1M (Temporary Emeraency  Rental & Relocation Assistance], 1.N
{Acquisiion/Rehabl, 1.P {Affordable Housing Development Assistance], 2.C [Second
Units), 2.5/G/H (Redevelopment Agency Comprehensive Housing Strateqy), 2.K_(SECs),
2.1 [Transitional/Supportive Housing], and 5.A (Housing Program Promoticn).

¥ 2000 Census, SF3 Table DP-3
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Table 1i-23
Elderly Households by Tenure -
Culver City
Owners Renters
Househelder Age Households % Households %

Under 65 years 6,584 73% 6,633 88%
65 to 74 years 1,263 14% 607 8%
75 to 84 years 978 11% 260 3%
85 and over 208 2% 78 1%
Total households 9,033 100% 7578 100%

Source: 2000 Census, SF3 Table H14

3. Large Households

Household size is an indicaftor of need for large unitfs. Large households are defined as
those with five or more members. The city's average household size remdained relatively
consistent from 1990 fo 2000 {2.34 and 2.31 persons per household, respectively)'s,
Among both owners and renters, more than 65% of all households have only one or two
members. About 8% of renter households had five or more members, while about 7% of
owners were large households {Tabile [1-24).

While FHthis distribution suggests that the need for large units with four or more bedrooms is
expected to be less than for smalier units, several of the meagsures contained in the
Housing Plan [Chapter V) will help to address the needs of large _households, including
the following: 1.A [Section 8 Rental Assistance), 1.B {City Renial Assistance}, 1.
(Neighborhood  Preservation),  1.M  {Temporary. Emergency  Renlal &  Relocation
Assistance), 1.N [Acquisition/Rehai], 1.P (Affordable Housing Development Assistance),
2.F/G/H (Redevelopment Agency Comprehensive Housing Strategy). 2.1 (Transitiongl/
Supgortive Housing], ond 5.A (Housing Program Promaofion).

" 1990 and 2000 Census, DP-1
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Table 11-24
Household Size by Tenure -
Culver City
Owners Renters
Household Size Households % Households %

1 person 2,798 % 2822 39%
2 persons 3,147 35% 2,157 28%
3 persons 1,355 15% 1,132 15%
4 petsons 1,147 13% 744 10%
5 persons 417 5% 327 4%
6 persons 900 1% 216 3%
7+ persons 79 1% 80 1l
Total househoids 9,433 100% 7,578 100%

Source: 2000 Census, SF3 Table H17 -

4. Female-Headed Householids

Of the 16,611 households in the city, 11.7% or 1,037 were headed by a female [Table Il
25). Female-headed households offen have special challenges such as balancing work,
child care and other family responsibilities, and their incomes may be significanily lowser
than traditicnal families._The following specitic measures in the Housing Plan (Chapler V)
help fo address the needs of these households: 1.A (Seclion 8 Renial Assistancel, 1.B
{City Rental Assistance)}, 1.1 (Neighborhood Preservation), 1.M (Temporary Emergency
Eenfal & Relocation Assistance), 1.N {Acguisilion/Rehabl, 1.P [Affordable Housing
Cevelopment Assistance), 2.C [Second Unils), 2.F/G/H [Redevelocpment Agency
Comprehensive Heousing Strateqay), 2.1 (Transifional/Suppordive Housing), and 5.A {Housing

Program Promolion).

Table 1I-25
Household Type by Tenure ~
Culver City
: Owners Renters
Household Type Households % Households %
Married couple family 4,615 51% 2,348 3%
Male householder, no wife present 267 3% 361 5%
Femaie househclder, no husband present 803 9% 1,134 15%
Non-family households 3348 37% 3,735 49%
Toial households 9,033 100% 7578 100%
Source: 2000 Census, SF3 Table H19
[I-24 Revised Draft - June 24, 2009
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5. Farm Workers

Farm workers are considered a special needs group due to their ransient nature and low
incomes. Migrant workers, and their places of residence, are generadlly iocated in close
proximity to agricultural areas. Although agriculture produces a total annual value of
approximately $278 million per year in Los Angeles County, no agricultural acfivities-are
found in Culver City or in the surrounding communiiies'!. Further the city does not have
any agriculturally zoned areas. In addition, the 2000 Census did not identify any migrant
- worker households in the city. Based on the above, farm workers are not considered to

be a special needs group in Culver Cify.

4. Homeless Persons

The U.S. Departmenti of Housing and Urban Development {HUD} defines the term
“homeless” as the state of a person who lacks a fixed, regular, and adequate night-fime
residence, or a person who has a primary night fime residency that is:

. A supervised publicly or privately operated shelier designed fo provide
temporary living accommodations;

. An institution that provides o temporary residence for individuals infended fo
be institutionalized; or

) A public or private place not designed for, or ordinarily used as, a regular
sleeping accommeodation for human beings.!?

Although there are myriad causes of homelessness, among the most cormmon are:

. Substance abuse and alcohol
e Domestic violence
. Mental E[iness

According to the 2007 Homeless Count Report by the Los Angeles Homeless Services
AgeneyAuthority (LAHSA), the estimated homeless population for the entire County of
Los Angeles is 73,702 persons on any given day. Of this population, 17% were in shelter
facilities and 83% were unsheltered. Approximately 15% of these homeless persons are
children under the age of 18. Based on HUD profocols, an estimated 141,737 people in
Los Angeles {city and county) experience homelessness at some time during the year.

2005 Crop and Livestock Report, Los Angeles County Agricultural Commissioner.
2 stewart B. McKinney Act, 42 US.C. §11301, et seq. (1994].
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Shelter and service needs of the homeless population are significantly different
depending -on the population subgroup. Los Angeles County's Contfinuum of Care
approach to homelessness is a coordinated and systematic local approach to meet the
neads of homeless individuals and families within these subgroups, including:

. Chronic Homeless Persons;
. Episodic Homeless Persons; and
° Persons at Risk of Becoming Homeless

The Continuum of Care approach to end homelessness involves a comprehensive system
that includes 1) outreach, intake and assessment, 2} emergency shelfer, 2} fransifional
housing, and 3) permanent housing.

The Couniy's focus is io provide funding for access fo mainstream resources such as
income supports, health care, mental health care, subsfance abuse freatment
programs, child care, and job fraining placement’s. These resources serve the existing
nomeless population, and also work toward the preveniion of homelessness.

Senate Bill 2 of 2007 [Government Code §ec. 65583] strengthened the planning

requirements for local governments in the area of emergency and fransitional housing.
Cities must esfimate the number of persons in need of emergency shelter and determine
whether adequate capacity currently exists fo serve the need. If there is insufficient
capacity, cities are required lo identify zones where emergency shelters may be
established “by right” {i.e., without a conditional use permit).
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Emergency Shelter Facilities

There is one full-time emergency shelter within Culver City, Upward Bound House,
located at the infersection of Washington Boulevard and Beethoven Sfreet. This facility
was approved for conversion from a motel to an 18-room emergency shelter in 2008, A
maximum of 60 persons can be accommeodated at the facility. Housing referral programs
are also offered by the Culver City Senior Cenfer {4095 Overland Avenue}. In addition, a
seasonal emergency shelter is provided at the National Guard Armory, lccated at 10808
Culver Boulevard, during the months of November through March. the nearest year-
round homeless facility outside Culver City is operated by the Pathfinder Job and Career
Center, located at 2434 Cotner Avenue in West Los Angeles.

Although the new Upward Bound House shelter provides more beds than the estimated
total need for Culver City, its farget clientele does not include single men. Therefore, in
order to minimize constraints fo the provision of additional shelter facilities, Measure 2.1 is
inciuded in_the Housing Plan {Chapter V). This measure calls for the designation of o
zoning district where new shelfers may be established “by-right” sublect 1o apprepriate

developmem sfonddrds and complies with The reqguirements of SB 2. %4%@9949#@#@#

Several other megsures contained in the Housing Plan {Chapter_ V) also address the
needs of homeless persons and families, including 1.A [Section 8 Rental Assistancel, 1.B
[City Renial Assistance], 1.E [Homeless Service Referrals), 1.F IEmergency Sheliers), 1.G
(Emergency Food Vouchers), 1.M_ [Temporary_ Emergency  Rental & Relocation
Assistance], 1.N [Acauisition/Rehabl, 1.P [Affordoble Housing Development Assistancel,
2.C [Second Units), 2.5/G/H [Redevelopment Agency Comprehensive Housing Strateqyl,
and 5.A [Housing Program Promotion}. In addition, in 2008 the City Councit awarded a
grant of $51,000 to $t. Joseph Center to continue its homeless ouireach efforts.
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