CITY OF AVALON

December 3, 2021

California Department of Housing and Community Development
Division of Housing Policy Development

2020 West El Camino Ave, Suite 500

Sacramento, CA 95833

Subject: City of Avalon 2021-2029 Housing Element Update Draft Submittal

Dear Recipient,

On behalf of the City of Avalon, we are pleased to submit our Public Review Draft 2021-2029 Housing
Element to the Department of Housing and Community Development (HCD) for review. The City is
committed to ensuring that decent, safe housing is available to all current and future residents at a cost
that is within the reach of the diverse economic segments which comprise Avalon. We appreciate the
important role that our Housing Element plays in charting the path forward to achieve these objectives.

The City of Avalon has retained the services of De Novo Planning Group to assist us with preparing an
update to our Housing Element. The Housing Element update has been prepared consistent with the
requirements of state Housing Element law pertaining to housing elements. HCD’s Building Blocks and
Housing Element Update Guidance resources were also used in the preparation of this Housing Element
update. The City has made the Public Review Draft Housing Element available for a 30-day public review
period, which started on December 3, 2021 and will conclude on January 3, 2022. The results of this public
process will be transmitted to HCD as part of this process.

The City and De Novo Planning Group look forward to working collaboratively with HCD during the review
process to address any potential issues as they arise. We are available by phone, video call, or email and
will make ourselves available as needed during the review period. The City appreciates your assistance
with the review and certification process. We look forward to hearing from you. If you have any questions,
please do not hesitate to contact myself or Amanda Tropiano.

Sincerely,

AP

Michael Parmer Amanda Tropiano
Assistant City Manager, City of Avalon Principal, De Novo Planning Group
mpa/mer@utvofavalon com | (310) 510-0220 atropiano@denovoplanning.com
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2021-2029 Housing Element Organization

Part 1: Housing Plan

Part 1 of the 2021-2029 Housing Element is the City’s “Housing Plan”, which includes the
goals, policies, and programs the City will implement to address constraints and needs. The
City’s overarching objective is to ensure that decent, safe housing is available to all current
and future residents at a cost that is within the reach of the diverse economic segments which
comprise Avalon.

Part 2: Background Report

Part 2 of the 2021-2029 Housing Element is the “Background Report” which identifies the
nature and extent of Avalon’s housing needs, including those of special populations, potential
housing resources (land and funds), potential constraints to housing production, and energy
conservation opportunities. By examining the City’s housings, resources, and constraints, the
City can then determine a plan of action for providing adequate housing, as presented in Part
1: Housing Plan. In addition to identifying housing needs, the Background Report also
presents information regarding the setting in which these needs occur. This information is
instrumental in providing a better understanding of the community, which in turn is essential
for the planning of future housing needs.

Appendix A: Housing Sites Inventory

The Housing Element must include an inventory of land suitable and available for residential
development to meet the City’s regional housing need by income level.

Appendix B: Public Engagement Summary

As part of the Housing Element Update process, the City hosted numerous opportunities for
the community and key stakeholders to provide feedback on existing housing conditions,
housing priorities, priority areas for new residential growth, and topics related to fair housing.
Public participation played an important role in the refinement of the City’s housing goals and
policies and in the development of new housing programs, as included in Part 1: Housing
Plan. The public’s input also helped to validate and expand upon the contextual information
included in Part 2: Background Report. The City’s efforts to engage the community in a
meaningful and comprehensive way are summarized in Appendix B.
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1. Housing Plan Introduction

The Background Report of the Housing Element establishes the housing needs, opportunities, and
constraints in the City of Avalon. The Housing Plan presented in this section sets forth the City’s
goals, policies and programs to address Avalon’s identified housing needs.

2. Goals and Policies

The following goals and policies focus on the maintenance and provision of a variety of housing in
terms of type, affordability, and style. The Housing Plan sets forth goals and policies to address the
following issue areas:

V.A Conservation of the existing supply of housing

V.B Assistance in the development of affordable housing;
V.C Provision of adequate housing sites;

V.D Removal of governmental constraints; and

V.E Provision of equal housing opportunities.

V.A  CONSERVATION OF THE EXISTING SUPPLY OF HOUSING

Goal V.A: Maintain and enhance the quality of residential neighborhoods.

Policy V-1: Advocate the rehabilitation of substandard residential properties by homeowners and
landlords.

Policy V-2: Continue to utilize the City's code enforcement program to bring substandard units
into compliance with City codes and to improve overall housing quality and
conditions.

Policy V-3: Discourage the demolition or conversion of existing year-round housing units and

encourage the provision of similar replacement units when demolition or conversion
results in the reduction of the City’s year-round or affordable housing inventory.

Policy V-4: Educate the public regarding the need for property maintenance and rehabilitation,
code enforcement, neighborhood conservation and beautification, and other related
issues.

Policy V-5: Educate the public regarding the need for property maintenance and rehabilitation,
code enforcement, neighborhood conservation and beautification, and other related

issues.

Policy V-6: Monitor “at-risk” affordable housing and proactively address potential conversion of
affordable units to market rate units prior to their transition.

Policy V-7: Implement monitoring program for existing affordable housing and funding sources.
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V.B ASSISTANCE IN THE DEVELOPMENT OF AFFORDABLE HOUSING

Goal V.B:

Policy V-8:

Policy V-9:

Policy V-10:

Policy V-11:

Policy V-12:

Policy V-13:

Policy V-14:

Support increased affordable housing opportunities that are adequately served
with infrastructure and services.

Support innovative public, private, and nonprofit efforts in the development and
financing of affordable and/or special needs housing.

Support strategies that promote home ownership options for lower, moderate, and
middle income households

Encourage energy-efficient building methods and promote energy conservation
measures.

Offer housing rehabilitation assistance for lower and moderate income households
for home repairs and energy conservation measures.

Advocate for and support strategies that increase resiliency and expand fresh water
availability to address projected housing needs and public safety requirements.

Collaborate with local, regional, and State utility providers to help creatively address
the City’s infrastructure needs.

Prioritize water allocation for affordable housing for lower and moderate income
households as required by State law.

V.C  PROVISION OF ADEQUATE HOUSING SITES

Goal V.C:

Policy V-15:

Policy V-16:

Policy V-17:

Policy V-18:

Policy V-19:

Policy V-20:

Provide for the development of a variety of housing types in Avalon, and attain
dignified, safe, and affordable housing opportunities within decent living
environment for households of all socioeconomic segments in Avalon.

Maintain adequate capacity to accommodate the City’s unmet Regional Housing
Needs Allocation (RHNA) for all income categories throughout the planning period.

Provide a variety of residential development opportunities in the City, including
year-round housing and seasonal employee housing.

Address the housing needs of lower, moderate, and middle income households, as
well as households with special needs.

Pursue State and federal funding sources to maintain the supply of affordable housing
in Avalon.

Support the plans of private landowners to develop housing affordable to lower,
moderate, and middle income households at Company-owned property.

Promote the development of accessory dwelling units and junior accessory dwelling
units as a viable opportunity to expand the City’s existing housing stock.
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Allow by-right approval for housing developments proposed for non-vacant sites
included in one previous housing element inventory and vacant sites included in two
previous housing elements, provided that the proposed housing development consists
of at least 20 percent lower income and affordable housing units.

V.DO REMOVAL OF GOVERNMENTAL CONSTRAINTS

Goal V.D:

Policy V-22:

Policy V-23:

Policy V-24:

Ensure that government actions, policies, and regulations do not adversely
impact the provision of year-round affordable and market-rate housing, seasonal
employee housing, and special needs housing.

Encourage the use of density bonuses and provide other regulatory concessions to
facilitate affordable housing development.

Expedite project review of residential developments with an affordable housing
component.

Review and modify as necessary and appropriate City policies and regulations to
facilitate housing development.

V.E PROVISION OF EQUAL HOUSING OPPORTUNITIES

Goal V.E:

Policy V-25:

Policy V-26:

Policy V-27:

Policy V-28:

Promote equal opportunity for all residents to reside in housing of their choice.

Promote fair housing practices in the sale or rental of housing with regard to race,
color, national origin, ancestry, religion, disability, sex, age, marital status, familial
status, source of income, and sexual orientation.

Accommodate persons with disabilities who seek reasonable waiver or modification
of land use controls and/or development standards pursuant to procedures and
criteria set forth in the Zoning Ordinance.

Assist in affirmatively furthering and enforcing fair housing laws by providing support
to organizations that provide outreach and education regarding fair housing rights,
receive and investigate fair housing allegations, monitor compliance with fair
housing laws, and refer possible violations to enforcing agencies.

Continue to solicit public input from all economic segments of the community in the
City’s housing policies and activities.

Housing Element Housing Plan | Page HP-5



City of Avalon 2021-2029 Draft Housing Element

3. Housing Programs

This section describes the programs that will implement Housing Element goals and policies. The
housing programs define the specific actions the City will undertake in order to achieve the goals for
the current planning period. Pursuant to State law, the programs address the following issue areas:

Conserve and improve the existing housing stock

Develop housing

Minimize the impact of constraints on housing production
Assure equal housing opportunity for all residents.

A WN P

Conservation of the Existing Supply of Housing Programs

1. Housing Rehabilitation Program

The Avalon Housing Authority reinstated the Housing Rehabilitation Loan program in 2011. The
program provides rehabilitation assistance to low and moderate income households up to $40,000
(but not less than $5,000) for code corrections, lead-based paint abatement, asbestos removal,
accessibility improvements, and energy conservation improvements.

Responsible Agency: Planning and Building Department
Financing: Redevelopment Housing Set-Aside funds (balance as available)
Program Objectives: Disseminate information via City website and newsletter to

homeowners regarding rehabilitation standards and the Housing
Rehabilitation Program.

Provide housing rehabilitation assistance to lower and moderate
income households, including extremely low income households.

Pursue additional funding from State and federal programs.

Assist 2 extremely very low, 2 very low, 2 low, and 2 moderate
income households with rehabilitation.

Schedule: Ongoing implementation and reporting during the planning period
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2. Code Enforcement

The Planning and Building Department handles the enforcement of the City's zoning regulations and
building and housing codes. Complaints received are investigated for possible violations and
compliance is handled first by direct person to person visit or by telephone to discuss the violations
and obtain voluntary compliance. The Building Department also works with other City departments
and outside State and County agencies.

Responsible Agency: Planning and Building Department
Financing: General Funds
Program Objectives: Investigate 100% of possible code violations.

Disseminate information on housing rehabilitation assistance
available to address code violations and other housing issues.

Schedule: Ongoing implementation and reporting during the planning period

3. Nontransient Rental Inspection Program

The City will continue to implement its Nontransient Rental Inspection Program to ensure all
nontransient rentals comply with minimum property maintenance requirements, preserve the City’s
housing stock, encourage proactive and preventive maintenance of properties, protect vulnerable
tenants, and promote the health, safety, and welfare of the people of Avalon.

Responsible Agency: Planning and Building Department

Financing: General Funds

Program Objectives: Investigate 100% of possible violations.

Schedule: Ongoing implementation and reporting during the planning period
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4. Preservation of At-Risk Units

Pursuant to the Housing Element law, the at-risk housing analysis covers a ten-year period from the
start date of the Housing Element cycle. No deed-restricted affordable units are at-risk of conversion
to market rate units during the next 10 years. The earliest date of conversion for any project is 2033
for the Tremont Street Apartments, which provides 62 affordable units; this project’s Section 8
contract was extended in 2016 and the City will continue to proactively work with the property owner
to support extension of the contract.

Responsible Agency: Planning and Building Department; Avalon Housing Authority

Financing: Redevelopment Set-Aside funds (balance as available); Housing Trust
Fund; Proposition 1C funds

Program Objectives: Monitor status of all affordable housing units by maintaining contact
with property owners and HUD Multi-Family Housing division.

Work with property owners intending to opt out of the affordability
covenants to ensure tenants receive adequate notice.

Schedule: Ongoing implementation and reporting during the planning period

Assistance in the Development of Affordable Housing

5. First-Time Homebuyers Assistance

The City’s existing program provides “silent second” mortgage assistance, downpayment and closing
cost assistance. The current program is limited to households at 120 percent of AMI or less, with a
maximum assistance of $250,000 per household.

Responsible Agency: Planning and Building Department

Financing: Housing Trust Fund; CalHFA; Redevelopment Housing Set-Aside funds
(balance as available)

Program Objectives: Disseminate information to homeowners on the First-Time
Homebuyers Assistance Program via City website and newsletter.

Provide homeownership assistance to lower and moderate income
households.

Pursue additional funding sources such as CalHFA (California Housing
Finance Agency.

Schedule: Ongoing implementation and reporting during the planning period
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6. Housing Trust Fund

In 2004, the City Council approved the creation of a Housing Trust Fund reserved for the production
of affordable housing. In the past, the Council has shifted a fraction of the Transient Occupancy Tax
(TOT) for affordable housing, which is deposited into the Housing Trust Fund.

Responsible Agency: Planning and Building Department
Financing: Housing Trust Fund
Program Objectives: Identify the appropriate sources of funds (such as inclusionary

housing in-lieu fees and Transient Occupancy Tax) to replenish the
Housing Trust Fund.

Identify eligible programs/activities to be funded.

Schedule: Ongoing implementation and reporting during the planning period

7. Temporary Summer Housing

The greatest demand for employees is during the summer season when housing is least available.
Setting up seasonal housing makes it possible for employers to hire temporary workers that can move
in and out as required. The City will continue working with the Santa Catalina Island Company
regarding the development of seasonal employee housing. Additionally, the City will continue
implementing requirements for hotels, motels, and resort uses and new commercial development to
provide rental space for at least 50% of the number of peak season employees at the time all required
City entitlements have been granted. This program will benefit lower income employees, including
extremely low income employees.

Responsible Agency: Planning and Building Department
Financing: General Funds
Program Objectives: Pursue seasonal employee housing with the Company and other

resort, commercial, and retail business owners.

Schedule: Ongoing implementation and reporting during the planning period
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Provision of Adequate Housing Sites

8. Affordable Housing Development

The City, through its Housing Authority, will continue to pursue funding for affordable housing
development and acquisition, rehabilitation, and resyndication. The City will work with the Company
and other qualified developers to pursue appropriate funding. City involvement may include:

e Review of pro forma analyses;

e Provision of demographics and other background data for preparation of funding applications;
e Review and comment on draft funding applications;

e Provision of letters of support;

e Assistance in monitoring compliance with funding program regulations; and

e As necessary and financially feasible, provision of local match funds.

The City’s website will be used to promote housing programs and assistance available to residents

and property owners.
Responsible Agency:
Financing:

Program Objectives:

Schedule:

Planning and Building Department
General Funds

Issue NOFAs to solicit housing developers with experience in projects
receiving State and Federal funding.

Provide information on incentives and funding available to facilitate
affordable housing development. Prioritize funding allocation to
affordable housing projects that include extremely low income units.

Evaluate the opportunity for pursuing affordable housing funds
through the State Department of Housing and Community
Development (e.g., Proposition 1C funds) and HUD.

Publicize City programs and assistance available on City website and
monthly newsletter.

Ongoing implementation and reporting during the planning period

9. Inclusionary Housing Program
The City amended its Inclusionary Housing Program in 2020 in compliance with State law and
continues to implement the program.

Responsible Agency:
Financing:

Program Objectives:

Schedule:

Planning and Building Department
General Funds

Continue to implement the inclusionary housing ordinance and
monitor its implementation.

Ongoing implementation and reporting during the planning period
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10. Identification of Adequate Sites

The City has a 2021-2029 projected RHNA need of 27 housing units including 16 housing units for
extremely low, very low, and low income households. The City will continue to work with property
owners, specifically the Santa Catalina Island Company, to maintain an inventory of adequate sites
appropriate to meet its RHNA.

Responsible Agency: Planning and Building Department; Santa Catalina Island Company
Financing: General Funds
Program Objectives: Adequate sites to accommodate 4 extremely low income units; 4

very low income units, 5 low income units; 3 moderate income units;
and 11 above moderate income units.

Schedule: Ongoing implementation and reporting during the planning period

11. Adequate Sites Monitoring Program

To ensure that the net future housing capacity is maintained to accommodate the City’s RHNA, the
City will create an updated inventory of adequate housing sites for each income category. This
inventory will detail the amount, type, size and location of vacant land (if any), and recyclable
properties and parcels that are candidates for consolidation to assist developers in identifying land
suitable for residential development. In addition, the City will continuously monitor the sites
inventory and the number of net units constructed in each income category. If the inventory indicates
a shortage of adequate sites to accommodate the remaining RHNA, the City will identify alternative
sites so that there is no net loss of residential capacity pursuant to Government Code Section 65863.

To facilitate annual evaluation, the City will implement a formal ongoing project-by-project
procedure pursuant to Government Code Section 65863 which will evaluate identified capacity in the
sites inventory relative to projects or other actions potentially reducing density and identify
additional sites as necessary. This procedure and annual evaluation will address residential or mixed-
use zoned land to determine whether these sites are being developed for uses other than for housing.
If a shortfall in sites capacity occurs, the City will identify replacement sites within six months.

Responsible Agency: Planning and Building Department; Santa Catalina Island Company
Financing: General Funds
Program Objectives: By the end of 2022, develop a formal ongoing procedure to evaluate

capacity and identify additional sites as necessary.

Continue to perform project-by-project evaluation to determine if
adequate capacity remains for the remaining RHNA.

Schedule: Ongoing implementation and reporting during the planning period
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12. Density Bonus Program

The City will provide for density bonuses consistent with State law, including density bonuses and
incentives for projects that contain 100% very low- and low-income units. The City will monitor State
law updates which impact density bonuses and will update local plans and programs as necessary.

Responsible Agency: Planning and Building Department
Financing: General Funds
Program Objectives: Amend the Zoning Ordinance to be consistent with State Density

Bonus law and to list specific incentives and regulatory concessions
that will be offered by the City.

Market density bonus program to developers by providing
information on density bonus, incentives, and regulatory concessions
available to facilitate affordable housing development.

Schedule: Ongoing, 2023

13. Replacement of Affordable Units

Consistent with the requirements of Government Code Section 65583.2(g), development projects on
sites in the housing inventory (Appendix A) that have, or have had within the past five years preceding
the application, residential uses restricted with rents affordable to low- or very low-income
households or residential uses occupied by low- or very low-income households, shall be conditioned
to replace all such units at the same or lower income level as a condition of any development on the
site, and such replacement requirements shall be consistent with Section 65915(c)(3).

Responsible Agency: Planning and Building Department

Financing: General Fund

Program Objectives: For all project applications, identify need for replacement of
affordable housing units and ensure replacement, if required,
occurs.

Schedule: Ongoing implementation and annual monitoring and reporting

throughout the planning period
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14: Accessory Dwelling Units

Accessory dwelling units (ADUs) and junior accessory dwelling units (JADUs) help meet the City’s
housing needs for all income levels and also provide a housing resource for seniors and low- and
moderate-income households throughout the entire community, not just in any single geographic
area. The City will continue to apply Zoning Ordinance regulations that allow accessory units (also
known as second units or granny flats) by right in all residential zones, in accordance with State law.
The City of Avalon will continue to amend the ordinance based on future changes to State law and
work with HCD to ensure continued compliance with State law. The City will also continue to monitor
the extent of ADU production to ensure that the ordinance modifications are successful and that the
Housing Element goals can be met.

Responsible Agency: Planning Department
Financing: General fund
Program Objectives: Survey and evaluate potential methods to encourage ADU

development throughout the community and adopt appropriate
procedures, policies, and regulatory provisions. Monitor State law for
future updates to ADU regulations and update the City’s
Development Code to be consistent with future updates as needed.
Continue educating the community on the opportunity to develop
ADUs and promote the development of ADUs affordable to lower-
income households. Continue to provide information about ADUs on
the City’s website and on public counters.

Schedule: Ongoing implementation and annual monitoring and reporting
throughout the planning period

Removal of Governmental Constraints

15: Monitoring Potential Constraints

The City will periodically review City regulations, procedures and fees to identify any potential
constraints to the development and maintenance of housing. The City will outreach to the
development community to assist in this review. If the City finds that regulations, procedures and/or
fees are a constraint to housing, the City will revise requirements or policies as necessary.

Responsible Agency: Planning Department

Funding: General Fund

Program Objectives: Review and revise the zoning and development standards if needed.
Schedule: Ongoing implementation and annual monitoring and reporting

throughout the planning period
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16: Monitoring Reasonable Accommodation Procedures
The City will evaluate adopted reasonable accommodation procedures annually and revise as
appropriate to ensure consistency with fair housing requirements.

Responsible Agency: Planning Department

Funding: General Fund

Program Objectives: Review and revise reasonable accommodation procedures if needed.
Schedule: Annually

17. Zoning Code Updates - Remove Constraints

The City shall update the Zoning Code to remove constraints to a variety of housing types and ensure
the City’s standards and permitting requirements are consistent with State law. The update shall
address the following.

1.

Low barrier navigation centers: The Development Code shall be updated to define and permit
low barrier navigation centers consistent with the requirements of Government Code
Sections 65660 through 65668, including treating low barrier navigation centers as a use by
right in areas zoned for mixed use and nonresidential zones permitting multifamily uses.
Agricultural worker housing: The Development Code will be updated to define agricultural
worker housing and to identify that any agricultural worker housing consisting of no more
than 36 beds in a group quarters or 12 units or spaces shall be deemed an agricultural land
use and permitted in the same manner as agricultural uses consistent with Health and Safety
Code Section 17021.6. The Development Code will also be updated to provide for
streamlined, ministerial approval of agricultural worker housing that meets the requirements
of Health and Safety Code Section 17021.8.

Streamlined and ministerial review for eligible affordable housing projects: The Development
Code will be updated to ensure that eligible multifamily projects with an affordable
component are provided streamlined review and are only subject to objective design
standards consistent with relevant provisions of SB 35 and SB 330 as provided by applicable
sections of the Government Code, including but not limited to Sections 65905.5, 65913.4,
65940, 65941.1, 65950, and 66300. State law defines objective design standards as those that
“involve no personal or subjective judgement by a public official and are uniformly verifiable
by reference to an external and uniform benchmark or criterion available and knowable by
both the development applicant and public official prior to submittal.”

Emergency shelter parking: The Development Code will be updated to require sufficient
parking to accommodate all staff working in the emergency shelter, provided that the
standards do not require more parking for emergency shelters than other residential or
commercial uses within the same zone, in compliance with AB 139.

Transitional and Supportive Housing. The Development Code will be updated to define and
regulate Transitional and Supportive Housing in accordance with State law.

Residential Care Facilities. The Development Code will be updated to define and regulate
Residential Care Facilities in accordance with State law.

Responsible Agency: Planning and Building Department

Financing: General Funds

Program Objectives: Revise the Development Code in accordance with this program by
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October 2024.

Schedule: Development Code adoption in 2024

18. Prohousing Designation Program

Increasing the availability of housing statewide is critical to bettering the quality of life of all
Californians and to ending homelessness. The 2019-2020 Budget Act provided a spectrum of support,
incentives, and accountability measures to meet California’s housing goals, and provided for the
establishment of the Prohousing Designation Program. The Prohousing Designation Program provides
incentives to cities and counties in the form of additional points or other preference in the scoring
of competitive housing, community development, and infrastructure programs. The California
Department of Housing and Community Development established the Prohousing Designation Program
to administer these incentives.

Local governments can receive a designation when implementing Prohousing policies and receive an
advantage when applying for several funding programs including:

o Affordable Housing & Sustainable Communities (AHSC)
e Infill Infrastructure Grant (11G)
e Transformative Climate Communities (TCC)

Other programs may be added to the list after HCD engages with stakeholders and partner agencies
on adding Prohousing points to other housing and non-housing programs.

The City of Avalon will pursue the Prohousing Designation to memorialize the City’s commitment to
helping promote more affordable housing options. HCD is expected to assess the City’s Prohousing
Policies using the following four scoring categories: Favorable Zoning and Land Use; Acceleration of
Housing Production Timeframes; Reduction of Construction and Development Costs; and Providing
Financial Subsidies. The City must demonstrate that it has enacted or proposes at least one policy
that significantly contributes to the Acceleration of Housing Production in each of the four
categories. A Prohousing Designation requires a total score of 30 points or more across all four
categories (as of November 2021). As part of the application process, the City will identify those
strategies that it already implements (i.e., establishment of streamlined, program-level CEQA
analysis and certification of general plans) and identify additional strategies for implementation in
order to further promote housing development in Avalon and achieve the required score to receive
the Prohousing Designation.

The City will work with HCD’s ongoing technical assistance team to submit an application by the end
of 2022 with the objective of receiving the designation by March 2023.

Responsible Agency: Planning Department.

Financing: General fund; grants

Program Objectives: Achieve Prohousing Designation by HCD

Schedule: Submit application to HCD by December 2022 and receive

designation by March 2023

Housing Element Housing Plan | Page HP-15



City of Avalon 2021-2029 Draft Housing Element

19: Water Availability

Water availability is perhaps the most critical issue limiting residential development. Fresh water for
drinking is supplied by Southern California Edison and saltwater is used for sanitary purposes and fire
protection. Avalon has a limited alluvial groundwater supply and thus obtains most of its present
needs through local reservoirs.

Because water is such a limited resource on Catalina Island, the Southern California Edison has fresh
water allocation policies which govern the issuance of new water permits and water rationing in
periods of drought. Given the limited water supply, developers must receive water allocations from
the Southern California Edison (SCE) prior to receiving City approval of new development.
Recognizing the importance of affordable housing, SCE reserves water supply allocation for low and
moderate income housing.

The City of Avalon is committed to do what it can to support Edison’s ability to 1) improve the
existing domestic water system and 2) expand its capacity. The City and Edison have collaborated on
this program and have identified two key ways the City can help address the topic of water
availability. First, City will continue to maintain regular contact with Edison to coordinate elements
of Edison’s Water Master Plan with elements of the City’s General Plan so that they can complement
one another. Additionally, to support future capacity increases, the City will communicate its support
directly to the Authority Having Jurisdiction, as appropriate, during the public comment periods of
proposed projects. This includes the City communicating support for increased allocations to the
California Public Utility Commission (CPUC) to promote additional development in the City.

Responsible Agency: Planning Department

Funding: General Fund

Program Objectives: Meet with Edison annually to collaborate on water availability
Schedule: Annually

Provision of Equal Housing Opportunities

20. Fair Housing

The City enforces the State and Federal Fair Housing laws within its jurisdiction. As a participating
jJurisdiction of the Los Angeles County CDBG program, the City is served by the Housing Rights Center
and Fair Housing Foundation.

Responsible Agency: Planning and Building Department

Financing: General Funds

Program Objectives: Provide fair housing information via City website and public
counters.

Ensure multi-lingual materials from the fair housing service providers
are available to residents.

Schedule: Ongoing implementation and annual monitoring and reporting
throughout the planning period
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21. Section 8 Housing Choice Vouchers

The Housing Choice Voucher program (formerly Section 8) extends rental subsidies to very low-
income households, including families, seniors, and the disabled. The program offers a voucher that
pays the difference between the current fair market rent (FMR) as established by the U.S.
Department of Housing and Urban Development (HUD) and what a tenant can afford to pay (i.e. 30
percent of household income). The voucher allows a tenant to choose housing that costs above the
payment standard, providing the tenant pays the extra cost. A portion of the vouchers is reserved
for household with extremely low incomes.

The Los Angeles County Housing Authority administers the Housing Choice Voucher program on behalf
of the City of Avalon Housing Authority. Given the continued need for rental assistance for very low
income households, the City will continue to promote this program through dissemination of
brochures at public counters, providing information on the City’s web-site, and referring residents
and property owners to the Los Angeles County Housing Authority.

Responsible Agency: Planning Department; Los Angeles County Housing Authority
Financing: HUD Section 8 allowance
Program Objectives: Continue to promote the Housing Choice Voucher program to

residents and property owners through dissemination of brochures at
public counters, providing information on the City’s web-site, and
referring residents and property owners to the Los Angeles County
Housing Authority.

Schedule: Ongoing implementation and annual monitoring and reporting
throughout the planning period

22. Coordination on Homeless Issues

The City will coordinate with local organizations and the County of Los Angeles to address homeless
issues in the City. Given that access to regional facilities for persons experiencing homelessness in
Avalon is limited, the local community partners play a key role in providing services in emergency
situations. The Catalina Bible Church and the Avalon Community Church provide emergency
assistance for those in need. The Catalina Bible Church provides emergency shelter for up to two
people for a maximum of two days (in emergency situations, all the churches on the Island allow
homeless individuals to sleep on floors). The Catalina Bible Church also operates a Food Ministry,
which provides a week of food (20 to 25 Ibs) for at a low cost. The Avalon Community Church provides
emergency food as well as emergency housing. The Avalon Community Church typically
accommodates up to three persons each night on a couch or pull-out mattress at the Teen Center
after the Center is closed for the day. There is no limit on the length of stay but individuals must
leave the facility in the morning. At this time, the Church only has capacity to accommodate males
in need. The Church continues to explore other arrangements for women in need.

Responsible Agency: Planning, County of Los Angeles; Faith-Based Organizations
Financing: General Fund

Program Objectives: Address homeless issues

Schedule: Ongoing implementation and annual monitoring and reporting

throughout the planning period
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23: Affirmatively Furthering Fair Housing Outreach and Coordination Program

To comply with California Government Code Sections 8899.50, 65583(c)(5), 65583(c)(10), 65583.2(a)
(AB 686), the City will develop a plan to Affirmatively Further Fair Housing (AFFH). The AFFH Plan
shall take actions to address significant disparities in housing access and needs for all persons
regardless of race, color, religion, sex, gender, sexual orientation, marital status, national origin,
ancestry, familial status, source of income, or disability, and any other characteristic protected by
the California Fair Employment and Housing Act (Part 2.8, commencing with Section 12900, of
Division 3 of Title 2), Government Code Section 65008, and any other state and federal fair housing
and planning law. Specific actions include:

Education and Outreach

e Annual training of City staff, including through coordination with local advocacy groups or
the Fair Housing Council of Riverside County, on how to receive, log, refer, and follow-up on
fair housing complaints. If resolution was not obtained for any complaints, refer complaint
to HCD to ensure that affordable housing laws are actively enforced.

e Biennial fair housing update to the City Council.

o Meet with developers annually to identify special housing needs in the City (i.e., housing for
seniors or persons with disabilities) and encourage development of special needs housing that
accesses the population of Avalon.

Integration/Segregation

e Work with local organizations to encourage, expand, and publicize fair housing requirements
as part of programs that provide rental assistance to lower income households.

e On an ongoing basis, and at least annually, review land use and planning proposals to ensure
that the City is replacing segregated living patterns with integrated and balanced living
patterns, where applicable and feasible, and working to transform racially and ethnically
concentrated areas of poverty into areas of opportunity without displacement.

Assess to Opportunity

e Target community revitalization efforts to areas with lower opportunities levels and develop
strategies to enhance mobility and reduce displacement

e Actively recruiting residents from neighborhoods of concentrated poverty to serve or
participate on boards, committees, and other local government bodies as positions are made
available due to the regular appointment process or vacancies.

e Provide education to the community on the importance of participating in the planning and
decision-making process and completing Census questionnaires.

Responsible Agency: Planning Department; Los Angeles County Housing Authority

Financing: CDBG funds

Program Objectives: Improve fair housing opportunities and response to complaints
through implementing above actions. Follow-up on 100% of
complaints.

Timing: Ongoing implementation and annual monitoring and reporting

throughout the planning period.
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4. Quantified Objectives

State law requires the Housing Element to include quantified objectives for the maximum number of
units that can be constructed, rehabilitated or conserved. Policies and programs in the Housing
Element establish the strategies to achieve these objectives. The City’s quantified objectives are
described under each program, and represent the City’s best effort in implementing each of the
programs. Assumptions are based on past program performance and funding availability, construction
trends, land availability, and future programs that will enhance program effectiveness and achieve
full implementation of the City’s housing goals.

The primary obstacle to the development of new housing units in Avalon, at any income level, is the
availability of domestic water. As discussed thoroughly in the Housing Element Background Report,
there is a waiting list to receive a water allocation to serve the needs of new units in Avalon. The
City will continue to work closely with Edison to strongly support the expansion of water availability
in the City. It is the City’s objective to support expansion of the City’s affordable housing stock and
support the development of all of its 27-unit RHNA allocation for 2021-2029. However, it must be
recognized that the City’s influence on these decisions is limited, and the City itself cannot control
the increase in water allocations to the Island. Historic patterns of development indicate that despite
having sufficient vacant land available for development, and a supportive development partner in
the Santa Catalina Island Company, availability of water will limit development in the City to levels
below its RHNA.

The new construction objectives shown in the table below represent a portion of the City’s overall
RHNA for the 2021-2029 planning period for all income levels. The objective identified for each
income level is based on historic trends and patterns of development; units affordable to lower-
income households are historically more difficult to develop due to extremely limited available
funding for affordable housing projects. Moderate- and above-moderate income units are more likely
to be developed by the private market. All new development is limited by the ability to secure a
sufficient water allocation.

The table below summarizes the City’s quantified objectives for housing during the 2021-2029
planning period.

TABLE 1: QUANTIFIED HOUSING OBJECTIVES: 2021-2029

New Conservation/

Construction ~ Rehabilitation Preservation**
Extremely Low Income 2 2 -
Very Low Income 2 2 -
Low Income 4 2 -
Moderate Income 4 2 -
Above Moderate Income 11* - -
Total 23 8 -

*All 11 new above-moderate income units are located at Hamilton Cove, already entitled, and have received water
allocations
** There are no affordable units at-risk of conversion to market rate units during the next 10 years
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1. 2021-2029 HOUSING ELEMENT BACKGROUND REPORT INTRODUCTION

The City of Avalon (City) is a unique, tourist-oriented community located on the island of Santa Catalina,
22 miles southwest of the Los Angeles and Long Beach Harbors. Santa Catalina Island is 76 square miles in
area, with approximately 88 percent of the land comprised of a conservancy area maintained in its natural
state in perpetuity. Incorporated in 1913, the community of Avalon has a unique and colorful history. While
the tiny island had been inhabited for nearly 7,000 years by original Native Americans, it was not until the
1800s that large-scale development of Avalon occurred.

Changing hands a number of times during the late 1800s and early 1900s, the Island has belonged to the
Wrigley family since 1919. Early settlers on Catalina Island raised sheep and cattle in the mid-1800s. This
introduced a ranching industry that continued in some form until the mid-1950s. Mining and the occasional
use of the island by the U.S. government during wartime had also colored its history. Most importantly for
its future, in the late 1880s, owner George Shatto embarked on a campaign to turn Catalina Island into a
tourist destination, planning and building the town of Avalon as the focal point of the island and hub of
this activity.

Successive owners continued to nurture his idea, constructing hotels, golf courses, and new tourist
attractions and encouraging hunting, fishing, and other outdoor pursuits. In 1975, the Santa Catalina Island
Conservancy, a non-profit operating foundation, took ownership of approximately 42,139 acres of Catalina,
88 percent of the Island's 76 square miles. Today, Avalon remains Catalina Island's principal tourist
attraction.

The City’s primary economic base is built upon the tourist industry. Lodging, restaurants, retails, and other
tourist activities/services employ a large number of employees. Traditionally, retail and service employees
earn low wages, and many of them cannot afford decent homes in the City. Given the high costs of housing,
even moderate- and middle-income workers such as teachers, hotel/restaurant managers, and city and
other civic employees have difficulty affording in the City. Many employers face the challenge of attracting
and retaining management level workers. Educational resources on the Island are also limited, which poses
a further challenge when recruiting a trained and skilled workforce.

Housing in Avalon offers a variety of housing types. Of the total housing stock, the majority of homes in
Avalon (67.5%) consist of multifamily homes, with 37.4% being comprised of 2-4 unit multifamily homes
(i.e., duplex, triplex, and fourplex structures), and approximately 30.1% consisting of 5-or-more-unit
multifamily homes. The majority of residential development occurred in the City prior to 1940s and
between 1970 and 2010. As the economy recovered between 2000 and 2006, the housing market in Avalon
also improved, with major developments being constructed. However, the market downturn at the end of
the 2000s, combined with water scarcity on the island, yet again substantially impacted housing growth in
the City.

State Housing Law (Government Code Section 65583) requires that a “housing element shall consist of an
identification and analysis of existing and projected housing needs and a statement of goals, policies,
guantified objectives, financial resources, and scheduled programs for the preservation, improvement,
and development of housing. The housing element shall identify adequate sites for housing, including
rental housing, factory-built housing, and mobile homes, and shall make adequate provision for the existing
and projected needs of all economic segments of the community.” This report is an update of the City’s
2013-2021 Housing Element (5™ Cycle), adopted in July 2013 as part of a comprehensive General Plan
Update.
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The assessment and inventory must include all of the following:

Analysis of population and employment trends, documentation of projections, and a quantification
of the locality's existing and projected housing needs for all income levels. Such existing and
projected needs shall include the locality's share of the regional housing need in accordance with
Section 65584 of the Government Code.

Analysis and documentation of household characteristics, including level of payment compared to
ability to pay, housing characteristics, including overcrowding, and housing stock condition.

An inventory of land suitable for residential development, including vacant sites and sites having
potential for redevelopment, and an analysis of the relationship between zoning, public facilities,
and city services to these sites.

Analysis of potential and actual governmental constraints upon the maintenance, improvement,
or development of housing for all income levels and for persons with disabilities, including land
use controls, building codes and their enforcement, site improvements, fees and other exactions
required of developers, local processing and permit procedures, and any locally adopted
ordinances that directly impact the cost and supply of residential development.

Analysis of potential and actual non-governmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including the availability of
financing, the price of land, the cost of construction, requests to develop housing at densities
below the minimum densities in the inventory of sites, and the length of time between receiving
approval for a housing development and submittal of an application for building permits that
hinder the construction of a locality’s share of the regional housing need.

Analysis of any special housing needs, such as those of the elderly, disabled, including
developmentally disabled, large families, farmworkers, families with female heads of households,
and families and persons in need of emergency shelter.

Analysis of opportunities for energy conservation with respect to residential development.

Analysis of existing assisted multifamily rental housing developments that are eligible to change
from low-income housing to market-rate during the next 10 years.

The Background Report of this Housing Element identifies the nature and extent of Avalon’s housing needs,
including those of special populations, potential housing resources (land and funds), potential constraints
to housing production, and energy conservation opportunities. By examining the City’s housing needs,
resources, and constraints, the City can determine a plan of action for providing adequate housing. This
plan is presented in the Housing Plan, which is the “Policy Document” component of the Housing Element.
In addition to identifying housing needs, this Background Report also presents information regarding the
setting in which these needs occur. This information is instrumental in providing a better understanding
of the community, which in turn is essential for the planning of future housing needs.

Since the update of the City’s prior Housing Element in 2013, statutory changes have occurred that must
be included in the 2021-2029 Avalon Housing Element (6™ Cycle). These laws have been incorporated in
the appropriate sections throughout this Background Report as well as in its accompanying Housing Plan.
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2. ACCOMPLISHMENTS UNDER 5TH CYCLE HOUSING ELEMENT

The following section reviews and evaluates the City’s progress in implementing the 2013-2021 Housing
Element. It reviews the results and effectiveness of programs, policies, and objectives from the previous
Housing Element planning period, which covered 2013 through 2021. This section also analyzes the
difference between projected housing need and actual housing production.

2A. Review of 2013-2021 Housing Element

The 2013-2021 Housing Element program strategy focused on the implementation of policies and programs
to conserve and improve the condition of the existing housing stock; assist in the development of adequate
housing to meet the needs of all residents; identify adequate housing sites made available through
appropriate zoning and development standards to facilitate and encourage the development of a variety
of housing types for all residents; remove, to the extent feasible, constraints to the development,
improvement, and preservation of housing; and assure equal housing opportunity for all residents. The
2013-2021 Housing Element identified the following goals:

Goal 1: Conservation of the Existing Supply of Housing
Maintain and enhance the quality of residential neighborhoods.

Goal 2: Assistance in the Development of Affordable Housing
Provide increased affordable housing opportunities for all residents, and ensure that new development is
compatible with the existing character and is adequately served with infrastructure and services.

Goal 3: Provision of Adequate Housing Sites

Provide for the development of a variety of housing types in Avalon, and attain dignified, safe, and
affordable housing opportunities within decent living environment for households of all socioeconomic
segments in Avalon.

Goal 4: Removal of Governmental Constraints
Ensure that government actions, policies, and regulations do not adversely impact the provision of year-
round affordable and market-rate housing, and seasonal employee housing.

Goal 5: Provision of Equal Housing Opportunities
Promote equal opportunity for all residents to reside in housing of their choice.

2B. Housing Production During 5th Cycle RHNA Period

The City’s 5% Cycle Housing Element addressed housing needs for Avalon from October 15, 2013 through
October 15, 2021. Note, however, that the 5" Cycle Regional Housing Needs Allocation (RHNA) projection
period adopted by the Southern California Association of Governments (SCAG) began on January 1, 2014
and concludes on October 1, 2021. Hence, there was a slight offset between the 5 Cycle Housing Element
planning period and the 5" Cycle RHNA projection period.

Table 2-1 shows the total number of housing units built in the City during the 5" Cycle RHNA period and
compares these units with the units required to be accommodated pursuant to the City’s Regional Housing
Needs Allocation.

During the 2014-2021 RHNA period, 8 units were constructed in the City, all of which are affordable to
above-moderate income households. Despite the inclusion of meaningful programs to address the City’s
housing needs, housing development in Avalon is severely constrained by limited resources - specifically
water allocations.
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TABLE 2-1: REGIONAL HOUSING NEEDS ALLOCATION - 5TH CYCLE PROGRESS

Status Extremely Very Low Low Moderate Above TOTAL
Low Moderate
RHNA Allocation 8 12 12 14 34 80
Built 0 0 0 0 8 8
Remaining Allocation 8 12 12 14 26 72

Sources: City of Avalon 2013-2021 Housing Element; 2020 General Plan Annual Progress Report

2C. Appropriateness and Effectiveness of 2013-2021 Housing Element

While the majority of goals, policies, and programs included in the 2013-2021 Housing Element continue
to be appropriate to address the City’s housing needs, the Housing Plan has been updated to provide
clearer guidance and more specific direction to encourage affordable and special needs housing
production. The Housing Plan has also been updated to streamline programs and facilitate implementation.

As part of its Housing Element update effort, the City carefully evaluated the effectiveness of its existing
housing programs, as discussed in Table 2-2. Based on this evaluation and community input, the City has
found that most of the housing programs in the 2013-2021 Housing Element have been effective and will
be included in the 2021-2029 Housing Plan, with revisions to address specific housing needs, constraints,
or other concerns identified as part of this update, and to affirmatively further fair housing. The City
implemented many of the housing programs in the last several years and anticipates that the revisions
included in the Housing Plan will further encourage affordable and special needs housing production.

Since adoption of the previous Housing Element in 2013, the City has used various funding sources,
including CDBG and HOME funds, for housing rehabilitation programs and to provide fair housing services
as well as services to special needs and at-risk populations (homeless, persons at risk of homelessness).
During the planning period, the City provided 56 housing rehabilitation loans to lower income households.
Due to the limited amount of funds available on an annual basis, it can require several years of accrued
funds to assist a single project.

Overall, new development in Avalon is extremely limited, primarily due to a lack of available fresh water
to serve new development. New extremely low and very low-income housing and special needs housing
development did not occur, in part due to issues related to water availability, and in part due to a lack of
available local and state funds to encourage or incentivize the development of such housing and the lack
of access to critical infrastructure to facilitate new development. State and federal funds for lower income
housing are very limited and extremely competitive to receive.

The Housing Plan, a policy document outlining goals, policies, and programs included in this 2021-2029
Housing Element Update, includes modifications to make existing programs more effective, clarify
objectives, and ensure that the programs are implementable.

While the City took several significant steps to promote housing during the prior planning period, the
experience of most communities throughout the state demonstrates the difficulty local governments face
to meet their fair share housing goals, especially for lower and moderate-income housing (i.e., the RHNA
allocation) when working independently. All cities, including Avalon, have limited financial and staffing
resources and require substantial state and/or federal assistance, which has not been available at the
levels necessary to support the City’s housing needs, or for-profit and non-profit housing developers and
agencies. Moreover, given its location on an island, the City faces particularly unique challenges associated
with construction, including increased costs, availability of supplies and labors, and water, and impacts
from seasonal tourism. As discussed below, the City has evaluated the success of existing programs to
support the development of affordable housing, and has added new programs to the Housing Plan to
address this objective.
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TABLE 2-2: EVALUATION OF THE 2013-2021 HOUSING PROGRAMS

Program

1. Conservation of the Existing Supply of Housing

Accomplishments

Program 1: Housing Rehabilitation Program: The Avalon
Housing Authority reinstated the Housing Rehabilitation Loan
program in 2011. The program provides rehabilitation
assistance to low- and moderate-income households up to
$40,000 (but not less than $5,000) for code corrections, lead-
based paint abatement, ashestos removal, accessibility
improvements, and energy conservation improvements.
Since reinstatement of the program, the City has assisted two
low and moderate income households.

Objectives:
e Disseminate information via City website and
newsletter to homeowners regarding rehabilitation
standards and the Housing Rehabilitation Program.

e  Provide housing rehabilitation assistance to lower
and moderate income households, including
extremely low income households.

e Pursue additional funding from State and federal
programs.

Result/Evaluation: Program considered successful and is ongoing.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.

Program 2: Code Enforcement: The Planning and Building
Department handles the enforcement of the City's zoning
regulations and building and housing codes. Complaints
received are investigated for possible violations and
compliance is handled first by direct person to person visit or
by telephone to discuss the violations and obtain voluntary
compliance. The Building Department also works with other
City departments and outside State and County agencies.

Objectives:
e Disseminate information on housing rehabilitation
assistance available to address code violations and
other housing issues.

Result/Evaluation: Program considered successful and is ongoing. The
City has two code enforcement officers who investigate all possible code
violations and assist with the dissemination of housing rehabilitation
assistance. The City also adopted a nontransient rental inspection
program in January 2020 to ensure all nontransient rentals comply with
minimum property maintenance requirements, preserve the City's
housing stock, encourage proactive and preventive maintenance of
properties, protect vulnerable tenants, and promote the health, safety,
and welfare of the people of Avalon.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.

Program 3: Preservation of At-Risk Units: Pursuant to the
Housing Element law, the at-risk housing analysis covers a
ten-year period from the start date of the Housing Element
cycle. Since the Housing Element Technical Appendix covers
two Housing Element cycles (2008-2013 and 2013-2021), the
at-risk housing analysis must extend ten years from 2013
(i.e., through 2023). Of the City's 127 affordable units, only
one project, the Tremont Street Apartments, with 50 very low
and low income units, is at-risk due to an expiring Section 8
contract. The Section 8 contract for the project is due to
expire in August of 2016. The project includes 10 one-
bedroom units, 37 two-bedroom units, and 15 three-bedroom
units.

Result/Evaluation: Program considered successful and is ongoing. The
City works with property owners of affordable housing units and the HUD
Multi-Family Housing Division.

The ACIA affordable housing covenants have since expired on the
Tremont Street Apartments. However, the project is also subsidized by
CalHFA and Section 8 Project Based Vouchers. The CalHFA promissory
note was repaid by Hamilton Cove many years ago, but the Section 8
Project Based Vouchers were renewed in 2013 and will remain in effect
until April 30, 2033 for 62 units restricted to low income households.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.
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Program

Objectives:
e Monitor status of all affordable housing units by
maintaining contact with property owners and HUD
Multi-Family Housing division.

e Work with property owners intending to opt out of the
affordability covenants to ensure tenants receive
adequate notice.

e Pursue special Section 8 vouchers from HUD, which
are reserved for very low income households
displaced by the expiration of project-based Section
8 assistance.

Accomplishments

2. Assistance in the Development of Affordable Housing

Program 4: First-Time Homebuyers Assistance: The City's
existing program provides “silent second” mortgage
assistance, downpayment and closing cost assistance. The
current program is limited to households at 120 percent of
AMI or less, with a maximum assistance of $250,000 per
household.

Objectives:
e Disseminate information to homeowners on the
First-Time Homebuyers Assistance Program via City
website and newsletter.

e  Provide homeownership assistance to lower and
moderate income households.

e Pursue additional funding sources such as
CalHFA (California Housing Finance Agency).

Result/Evaluation: Program considered successful and is ongoing. The
City funded seven First Time Homebuyer purchases between 2013 -
2014. The program is currently in abeyance while the City pursues
development of a multifamily housing project.

Continue/Modify/Delete: This program has been discontinued and is no
longer included in the Housing Plan.

Program 5: Housing Trust Fund: In 2004, the City Council
approved the creation of a Housing Trust Fund reserved for
the production of affordable housing. In the past, the Council
has shifted a fraction of the Transient Occupancy Tax (TOT)
for affordable housing, which is deposited into the Housing
Trust Fund.

Objectives:

e Identify the appropriate sources of funds (such as
inclusionary housing in-lieu fees and Transient
Occupancy Tax) to replenish the Housing Trust
Fund

e |dentify eligible programs/activities to be funded.

Result/Evaluation: Program considered successful and is ongoing. The
City maintains the Housing Trust Fund and has identified eligible
programs/activities. Previously, the City has used the funds for down
payment assistance for moderate income families.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.

Program 6: Temporary Summer Housing: The greatest
demand for employees is during the summer season when
housing is least available. Setting up seasonal housing may
make it possible for employers to hire college students or
other singles employees that do not have families and can
move in and out as required. The City is currently in

Result/Evaluation: Program considered successful and is ongoing. The
City has requirements that any hotel/motel/resort or new commercial
development provides rental space for at least 50% of the number of
peak season employees at the time all required City entitiements have
been granted.

Continue/Modify/Delete: Program continues to be appropriate and will
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Program

discussions with the Company regarding the development of
seasonal employee housing. This program will benefit lower
income employees, including extremely low income
employees.

Objectives:
e Pursue seasonal employee housing with the
Company and other resort, commercial, and retail
business owners.

Accomplishments
be kept for the 2021-2029 planning period.

3. Provision of Adequate Housing Sites

Program 7: Affordable Housing Development: The primary
funding source for affordable housing in Avalon was the
Redevelopment Housing Set-Aside funds, which will generate
no future revenue due to the dissolution of redevelopment
agencies in California. The City will pursue additional funding
for affordable housing development and acquisition/
rehabilitation. The City will work with the Company and other
qualified developers to pursue appropriate funding. City
involvement may include:
e Review of pro forma analyses;
e Provision of demographics and other background
data for preparation of funding applications;
e  Review and comment on draft funding applications;
e Provision of letters of support;
e Assistance in monitoring compliance with funding
program regulations; and
e As necessary and financially feasible, provision of
local match funds.
The City's website will be used to promote housing programs
and assistance available to residents and property owners.

Objectives:
e Issue NOFAs to solicit housing developers with
experience in projects receiving State and Federal
funding.

e Provide information on incentives and funding
available to facilitate affordable  housing
development. Prioritize  funding allocation to
affordable housing projects that include extremely
low income units.

e Evaluate the opportunity for pursuing affordable
housing funds through the State Department of
Housing and Community Development (e.g.,
Proposition 1C funds) and HUD.

e  Publicize City programs and assistance available on
City website and monthly newsletter.

Result/Evaluation: Program considered successful and is ongoing. The
City's Housing Authority worked with a developer to rehabilitate and
resyndicate two non-contiguous housing developments totaling
approximately 2.29 acres (Beacon Hill and Bird Park). The developer
was awarded 4% tax credits administered by the California Debt Limit
Allocation Committee. The project has a total of 36 housing units and
two unrestricted manager units. The affordability mix restricts 18 units to
households with incomes less than 50% and 18 units to households with
incomes less than 60% of the Area Median Income (AMI) based on
California Tax Credit Allocation Committee limits. The project is occupied
by both seniors and families. The developer has agreed to enter into a
new Regulatory Agreement that would, at a minimum, require units in
the project be restricted to rental to households earning no more than
80% of AMI, based on the limits established by the State Department of
Housing and Community Development, through 2077.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.
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Program

Program 8: Inclusionary Housing Program: The City
recently amended the inclusionary housing program to
include housing for middle income households and to extend
inclusionary housing requirements to all new commercial
developments. The amended program also offers a flexibility
income distribution for the inclusionary units to be determined
at the time of project approval. An in-lieu fee option is also
offered. These options allow the program to respond to
changing market conditions in a timely manner and therefore
enhance project feasibility.

Objectives:
e Continue to implement the inclusionary housing
ordinance and monitor its implementation.

Accomplishments

Result/Evaluation: Program considered successful and is ongoing. The
City adopted an inclusionary housing program in 2010 and amended the
program in January 2020 to bring the program into compliance with
recent state guidelines and statutes.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.

Program 9: General Plan Update: As part of the
Comprehensive General Plan Update, the City is proposing
to redesignate 4.87 acres on Tremont Street from Low
Density Residential (10 units per acre) to High Density
Residential (at 40 units per acre). With the increase in
density, the City anticipates accommodating 156 units on
site.

Objectives:
e  Redesignation of 10.82 acres at Bird Park Canyon
from LD-R to HD-R

Result/Evaluation: Program was successful. Redesignation of the 4.87
acres between Tremont Street and Country Club Drive from Low-
Density-Residential to High-Density-Residential was completed.

Continue/Modify/Delete: This program was successfully completed and
is no longer needed

Program 10: Adequate Sites Monitoring Program: The
City of Avalon General Plan provides for a range of
residential land use designations, such as single-family
residential, multi-family residential, manufactured homes,
condominiums, and mixed-use housing. The General Plan
identifies adequate sites to accommodate the City's Regional
Housing Needs Allocation (RHNA) for both Housing Element
cycles. Most of the community’s remaining sites available for
development are owned by the Company. The City will work
cooperatively with the Company to monitor the sites inventory
and its obligation toward accommodating the RHNA.

Objectives:
e  Provide adequate sites for the City's Regional
Housing Needs Allocation (RHNA)

e  Update a vacant and underutilized land inventory.

e  Make the land inventory available to interested
developers.

e  Monitor and guide the development of remaining
vacant sites to ensure adequate land is reserved
for addressing the housing needs of the community.

Result/Evaluation: Program considered successful and is ongoing. The
City continues to provide adequate sites for the City's Regional Housing
Needs Allocation and maintains an updated inventory of vacant and
underutilized land. The inventory is available to all interested and
potential developers.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.

Program 11: Density Bonus Program: Current state law
requires jurisdictions to provide density bonuses and

Result/Evaluation: Program considered successful. Avalon’s density
bonus program was first adopted in May 2010 and its density bonus
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Program

development incentives to all developers who propose to
construct affordable housing on a sliding scale, where the
amount of density bonus and number of incentives/regulatory
concessions vary according to the amount of affordable
housing units provided. The existing Avalon density bonus
provisions are not consistent with the State density bonus law
in that no incentives/concessions are included.

Objectives:

e Amend the Zoning Ordinance to be consistent with
State Density Bonus law and to list specific
incentives and regulatory concessions that will be
offered by the City.

e  Market density bonus program to developers by
providing information on density bonus, incentives,
and regulatory concessions available to facilitate
affordable housing development.

Accomplishments

provisions were most recently amended in March 2019 to bring the
program into compliance with recent State guidelines and statutes.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.

4. Removal of Governmental Constraints

Program 12: Extremely Low Income and Special Needs
Housing: Extremely low income households and households
with special needs have limited housing options in Avalon.
Housing types appropriate for these groups include:
emergency shelters, transitional housing, supportive housing,
and single-room occupancy (SRO) units. The City of Avalon
Zoning Ordinance does not specifically address the provision
of such housing types. Pursuant to State law, the City will
amend the Zoning Ordinance to address these housing
options.

Objectives and Timeframe:

e  Emergency Shelters: The City will amend its Zoning
Ordinance to permit homeless shelters by right,
without discretionary review, within the Commercial
and Special Commercial zones.

e Residential Care Facilities: The City will amend its
Zoning Ordinance to permit small residential care
facilities serving six or fewer persons (including adult
and senior residential facilities, as well as small
family homes) in all residential zones. Large
residential care facilities serving more than six
persons will be conditionally permitted in the
HD/flats, C, and SC zones.

e  Transitional/Supportive Housing: The City will amend
its Zoning Ordinance to address the provision of
transitional/supportive housing. Pursuant to State
law, transitional/supportive housing meeting the
State Health and Safety Code definitions (Section
50801() and  Section 50675.14(a)(B)(2),

Result/Evaluation: Program considered successful and is ongoing. The
City continues to monitor the implementation of the zoning ordinance
regarding provisions to special needs housing. The City amended the
zoning ordinance in August 2014 to allow for single resident
occupancies, emergency shelters, and residential care facilities.
Additionally, the City monitors State and federal funding for housing for
applicable projects.

Continue/Modify/Delete: Program continues to be largely appropriate
and will be updated with additional code updates required by State law,
and kept for the 2021-2029 planning period.
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Program

respectively) should be considered regular housing
and be permitted as a residential use and subject to
the same permitting processes and requirements as
other similar housing in the same zones.

e  Single Room Occupancy Units (SROs): The City will
amend its Zoning Ordinance to facilitate the provision
of SROs, consistent with AB 2634 enacted in 2007.
SROs will be permitted with a Conditional Use Permit
(CUP) in the HD/flats-R- CH zone.

e Second Units: The City will amend the Zoning
Ordinance to address the provision of second units
pursuant to State law.

e  Monitor the implementation of the Zoning Ordinance
regarding the provisions for special needs housing to
ensure the effectiveness and appropriateness of City
regulations.

e Pursue State and federal funding for housing for
persons with special needs and families with lower
incomes, especially for those with extremely low
incomes.

Accomplishments

Program 13: Clarify Parking Requirement: The City
requires one standard parking space per residential unit.
However, the City’s Zoning Ordinance is unclear regarding
the size of a standard parking space. Historically, the City
interpreted the requirement as one conventional parking
space (eight feet by 17 feet) space and permitted the
substitution with an autoette space (six feet by ten feet) via
the approval of a variance. However, because the number of
allowable conventional automobiles in the City is limited and
the waiting list to bring an additional conventional automobile
onto the island is at least ten years long, the City’s policy has
changed. The current City Council policy is to require one
autoette parking space per unit in the downtown area. The
City will amend the Zoning Ordinance to clarify its parking
standards. Specifically, the City will establish the autoette as
the minimum parking requirement citywide, thereby removing
the need to process a variance.
Objectives and Timeframe:

e Amend the Zoning Ordinance to clarify the parking

requirements.

Result/Evaluation: Program was successful. The City amended the
Zoning Ordinance to reduce required parking from full size parking
spaces to autoette spaces.

Continue/Modify/Delete: This program was successfully completed and
is no longer needed.

5. Provision of Equal Housing Opportunities

Program 14: Fair Housing: The City enforces the State and
Federal Fair Housing laws within its jurisdiction. As a
participating jurisdiction of the Los Angeles County CDBG
program, the City is served by the Housing Rights Center and

Result/Evaluation: Program considered successful and is ongoing. The
City provides fair housing information on the City’s website and public
counters, and makes available multi-ingual materials from fair housing
service providers.
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Program
Fair Housing Foundation.

Objectives and Timeframe:
e Provide fair housing information via City website and
public counters.

e  Ensure multi-ingual materials from the fair housing
service providers are available to residents.

Accomplishments

Continue/Modify/Delete: This program was successful. The City
continues to provide fair housing information via the city's website and
public counters. Material is available in English and Spanish.

Continue/Modify/Delete: Program continues to be appropriate and will
be kept for the 2021-2029 planning period.

Program 15: Reasonable Accommodation: The Fair
Housing Act, as amended in 1988, requires that cities and
counties provide reasonable accommodation to rules,
policies, practices, and procedures where such
accommodation may be necessary to afford individuals with
disabilities equal housing opportunities. While fair housing
laws intend that all people have equal access to housing, the
law also recognizes that people with disabilities may need
extra tools to achieve equality. Reasonable accommodation
is one of the tools intended to further housing opportunities
for people with disabilities. Reasonable accommodation
provides a means of requesting from the local government
flexibility in the application of land use and zoning regulations
or, in some instances, even a waiver of certain restrictions or
requirements because it is necessary to achieve equal
access to housing. Cities and counties are required to
consider requests for accommodations related to housing for
people with disabilities and provide the accommodation when
it is determined to be “reasonable” based on fair housing laws
and the case law interpreting the statutes.

The City currently has no established reasonable
accommodation process in place. The City is densely built
out and because of its topography, extensive accessibility
improvements to existing individual homes are difficult to
accomplish, if not impossible. Such requests are rare and are
typically handled on a case-by-case basis.

Objectives and Timeframe:
e Amend the Zoning Ordinance to implement a
reasonable accommodation procedure to address
reasonable accommodation requests.

Result/Evaluation: Program was successful. The City adopted a
reasonable accommodation ordinance in 2011 and amended in 2014 to
bring the program into compliance with State guidelines and statutes.

Continue/Modify/Delete: This program was successfully completed and
has been modified to focus on continued implementation.
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3.

HOUSING NEEDS ASSESSMENT

3A.

Introduction and Background

The purpose of the Housing Needs Assessment is to describe housing, economic, and demographic
conditions in Avalon, assess the demand for housing for households at all income levels, and document
the demand for housing to serve various special needs populations. The Housing Needs Assessment also
addresses whether assisted housing projects are at risk of converting to market-rate projects. The
Housing Needs Assessment is intended to assist Avalon in developing housing goals and formulating
policies and programs that address local housing needs.

Several sources of data were used to describe existing demographic and housing conditions, including
the following:

Local Housing Data package for the City of Avalon developed by the Southern California
Association of Governments (SCAG) and pre-certified by the California Department of Housing
and Community Development (HCD) for use in 6th cycle housing elements.

Data from the 2010 U.S. Census, 2014-2018 U.S. Census American Community Survey (ACS),
California Department of Finance (DOF), California Employee Development Department (EDD),
and U.S. Department of Housing and Urban Development (HUD) is included to provide information
on population, household, housing, income, employment, and other demographic characteristics.

Regional information from the Housing Rights Center (HRC).

Other sources of economic data such as information from the websites Zillow.com,
Apartments.com, Rent.com, and Rentcafe.com, and other published data are used where current
Census, ACS, DOF, HUD, and other standard data sources do not provide relevant data.

Interviews with key agencies and organizations were conducted to obtain information on housing
needs and, in particular, needs of populations with special housing needs.

Research and data related to fair housing, including Census Scope, Social Science Data Analysis
Network, the UC Davis Center for Regional Change and Rabobank, N.A., and the California Fair
Housing Task Force.

Due to the use of multiple data sources (with varying dates), there are slight variations in some of the
information, such as total population and total household numbers, presented in this document.
However, these variations do not significantly affect the discussion of overall housing trends and changes.
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3B. Population Trends and Characteristics

Population Growth

Table 3-1 shows population growth for Avalon and other jurisdictions in the region from 2010 through
2020. According to data prepared by the California DOF, the population of Avalon in 2020 was 3,929
persons, an increase of approximately 5.4% from 3,728 in 2010. Avalon’s growth outpaced countywide
growth and that of neighboring jurisdictions during the 2010 through 2020 period, as shown in Table 3-
1.

TABLE 3-1: POPULATION TRENDS - AVALON AND NEIGHBORING JURISDICTIONS

Jurisdiction % Change
Avalon 3,728 3,929 201 5.4%
Dana Point 33,351 33,146 -205 -0.6%
Laguna Beach 22,723 22,343 -380 -17%
Seal Beach 24,168 24,992 824 3.4%
San Juan Capistrano 34,593 36,318 1,725 5.0%
Manhattan Beach 35,135 35,250 115 0.3%
Los Angeles County 9,818,605 10,135,614 317,009 3.2%

Source: US Census 2010; DOF 2020

Age

Changes in age groups can indicate future housing needs. Table 3-2 compares Avalon’s age cohort sizes
in 2018 with Los Angeles County’s. In Avalon, children under 15 comprise 22.9% of the City’s population,
teens and young adults (15 - 24) represent 8.2%, and adults in family-forming age groups (25 - 44)
comprise 26.9%. Adults aged 45 to 64 represent 28.4% of the population and seniors (65 and over)
comprise 13.7%. In 2018, the median age in Avalon (39.8 years) was more than three years higher than
that of Los Angeles County and the statewide median age (36.2 years and 36.3 years respectively).

TABLE 3-2: POPULATION BY AGE (2018)

Age Avalon Los Angeles County
Number Percent Number Percent
Under 5 Years 146 3.9% 624,745 6.2%
5t09 157 4.2% 607,905 6.0%
10to 14 557 14.8% 626,594 6.2%
15t0 19 275 7.3% 654,903 6.5%
20 to 24 32 0.9% 738,416 7.3%
2510 34 473 12.6% 1,609,935 15.9%
3510 44 538 14.3% 1,387,454 13.7%
45 to 54 451 12.0% 1,369,838 13.6%
55 to 64 617 16.4% 1,178,985 11.7%
65 to 74 329 8.7% 734,393 7.3%
7510 84 133 3.5% 384,700 3.8%
85 and Over 55 1.5% 180,184 1.8%
TOTAL 3,763 100% 10,098,052 100%

Source: US Census, 2014-2018 ACS
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Race and Ethnicity

Table 3-3 shows the ethnic composition of Avalon’s population. The majority of the City’s population
identify as White (75.7%). The next largest racial group is “Some Other Race” (17.8%), followed by “Two
or More Races” (6.5%). One person (less than 0.1%) identified as Black or African American, and one
person (less than 0.1%) identified as Native Hawaiian and Pacific Islander. Over half of the population
(59.0%) is of Hispanic origin.

TABLE 3-3: RACE AND ETHNICITY (2018)

- Avalon Los Angeles County
Race/Ethnicity
Number Percent Number Percent
White 2,847 75.7% 5,186,859 51.4%
Black and African American 1 0.0% 823,987 8.2%
American Indian and Alaskan Native 0 0.0% 70,527 0.7%
Asian 0 0.0% 1,469,968 14.6%
Native Hawaiian and Pacific Islander 1 0.0% 27,929 0.3%
Some Other Race 669 17.8% 2,121,102 21.0%
Two or More Races 245 6.5% 397,680 3.9%
TOTAL 3,763 100.0% 10,098,052 100.0%
Hispanic Origin (of any race) 2,219 59.0% 4,893,603 48.5%

Source: US Census, 2014-2018 ACS

Employment

An assessment of the needs of the community must take into consideration the type of employment held
by residents. Incomes associated with different jobs and the number of workers in a household
determines the type and size of housing a household can afford. In some cases, the types of jobs
themselves can affect housing needs and demand (such as in communities with military installations,
college campuses, and seasonal agriculture). Employment growth typically leads to strong housing
demand, while the reverse is true when employment contracts.

One of the factors that can contribute to an increase in demand for housing is expansion of the
employment base. Table 3-4 shows the employment and unemployment rates for persons 16 years and
older that were in the labor force in 2010 and 2018. The number of employed residents decreased by 100
from 2010 to 2018, in step with the decrease in the labor force, which was down by 197 workers over
the same period. In 2018, ACS data indicated that the unemployment rate in Avalon was approximately
0.6%, a decrease from 4.8% in 2010. According to the labor report data compiled by the California EDD,
Los Angeles County’s average annual unemployment rate in 2018 was estimated at 4.7%, while
California’s was 4.3%.
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TABLE 3-4: JOB GROWTH AND EMPLOYMENT STATUS

2010 2018
Number Percent Number Percent
Total Persons in Labor Force 2,298 100% 2,101 100%
Employed 2,188 95.2% 2,088 99.4%
Unemployed 110 4.8% 13 0.6%

Source: US Census ACS, 2006-2010; US Census ACS, 2014-2018

Industry and Occupation

The 2014-2018 ACS data identified 2,088 employed persons in the Avalon labor force. Table 3-5 shows
2018 employment by industry for the City. Of Avalon’s employed residents, the “Arts, entertainment,
and recreation, and accommodation and food service” industry employed the most people at 31.5%. The
second largest employment sector was the ‘“Professional, scientific, and management, and
administration and waste” and industry, which had 10.6% of the total employed persons in Avalon.

The City’s workforce holds a variety of types of jobs as shown in Table 3-6, with the largest sector (28.5%)
working in service occupations, followed by 26.7% in management, business, science, and arts
occupations. Employment and occupation trends play an important role in defining housing needs. This
relationship extends beyond the impact of employment growth on housing demand in the City and
includes how wage levels and median earnings affect the type of housing affordable to workers and
households in Avalon. There is a significant gap, for example, between the median earnings of a resident
employed in management and a resident employed in a service occupation, and this translates into the
type of housing that is needed in the City.

TABLE 3-5: JOBS BY INDUSTRY (2018)

Industry Number Percent
Agriculture, forestry, fishing and hunting, and mining 0 0.0%
Construction 51 2.4%
Manufacturing 52 2.5%
Wholesale trade 0 0.0%
Retail trade 201 9.6%
Transportation and warehousing, and utilities 221 10.6%
Information 40 1.9%
Finance and insurance, and real estate and rental and leasing 204 9.8%
Professional, scientific, and management, and administration and waste 222 10.6%
Educational services, and health care and social assistance 206 9.9%
Arts, entertainment, and recreation, and accommodation and food service 657 31.5%
Other services, except public administration 185 8.9%
Public administration 49 2.3%
TOTAL 2,088 100%

Source: US Census, 2014-2018 ACS
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TABLE 3-6: JOBS BY OCCUPATION (2018)

Occupation Number Percent Mec_ilan

Earnings*
Management, business, science, and arts occupations 558 26.7% $67,845
Service occupations 596 28.5% $28,472
Sales and office occupations 516 24.7% $29,722
Natural resources, construction, and maintenance occupations 259 12.4% $40,288
Production, transportation, and material moving occupations 159 7.6% $29,267

*Median earnings in previous 12 months prior to survey
Source: US Census, 2014-2018 ACS

Travel to Work

Approximately 57% of Avalon workers 16 years and over travel less than 10 minutes to work.
Comparatively, only 2.9% of workers travel more than 20 minutes to work. Most Avalon workers, 49.9%,
walk to work and 25.6% drive alone. Table 3-7 identifies travel time to work and Table 3-8 identifies
commute methods for Avalon workers in 2018.

TABLE 3-7: TRAVEL TIME TO WORK (2018) TABLE 3-8: COMMUTE METHOD (2018)

Less than 10 minutes 1,080 57.1% Drive Alone 496 25.6%
10-19 minutes 756 40.0% Carpooled 89 4.6%
20-29 minutes 17 0.9% Public Transportation 0 0.0%
30-44 minutes 37 2.0% Walk 969 49.9%
45-59 minutes 0 0.0% Other 336 17.3%
60 + minutes 0 0.0% Work at Home 51 2.6%
Source: US Census, 2014-2018 ACS Source: US Census, 2014-2018 ACS

3C. Household Characteristics

According to the Census, a household is defined as all persons living in a housing unit. This definition
includes families (related individuals living together), unrelated individuals living together, and
individuals living alone.

A housing unit is defined by the Census as a house, an apartment, a mobile home, a group of rooms, or
a single room that is occupied (or if vacant, is intended for occupancy) as separate living quarters.
Separate living quarters are those in which the occupants live and eat separately from any other persons
in the building and which have direct access from the outside of the building or through a common hall.
The occupants may be a single family, one person living alone, two or more families living together, or
any other group of related or unrelated persons who share living arrangements.

People living in retirement homes or other group living situations are not considered “households” for
the purpose of the U.S. Census count. The household characteristics in a community, including household
size, income, and the presence of special needs households, are important factors in determining the
size and type of housing needed in the City.
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Table 3-9 below identifies the ages of householders in Avalon and Los Angeles County in 2018 based on
ACS data from 2014-2018. Homeowner households are generally headed by residents of retirement age,
with 44.7% of homeowner households headed by a resident 65 years of age or older; however, 40.6% of
homeowner households are headed by someone early- to middle-age (35 to 59 years of age). Households
who rent their homes trend slightly younger; approximately 67.9% of renter households are headed by a

person aged 25-54.

TABLE 3-9: HOUSEHOLDS BY TENURE AND AGE (2018)

Los Angeles County

Number

N O N T I

100% (29.1% of

100% (45.8% of

Qe g 94 total households) (e g total households)
Householder 15 to 24 years 0 0.8% 6,793 0.2%
Householder 25 to 34 years 0 8.4% 98,051 3.0%
Householder 35 to 44 years 27 15.3% 237,630 7.2%
Householder 45 to 54 years 71 25.4% 345,823 10.5%
Householder 55 to 59 years 78 10.5% 189,466 5.7%
Householder 60 to 64 years 64 12.8% 173,987 5.3%
Householder 65 to 74 years 78 14.8% 260,621 7.9%
Householder 75 to 84 years 66 8.7% 137,785 4.2%
Householder 85 years and older 50 3.3% 64,473 2.0%

Renter Occupied:

100% (70.9% of
total households)

1,791,480

100% (54.2% of
total households)

Householder 15 to 24 years 23 3.2% 80,999 2.4%
Householder 25 to 34 years 238 25.2% 432,847 13.1%
Householder 35 to 44 years 217 23.9% 414,261 12.5%
Householder 45 to 54 years 264 22.3% 356,758 10.8%
Householder 55 to 59 years 142 8.7% 139,235 4.2%
Householder 60 to 64 years 95 6.4% 114,579 3.5%
Householder 65 to 74 years 80 7.0% 143,073 4.3%
Householder 75 to 84 years 0 2.8% 74,203 2.2%
Householder 85 years and older 0 0.5% 35,525 1.1%

Source: US Census, 2014-2018 ACS 5-Year Data Profile (Table B25007)

Table 3-10 identifies the household sizes by housing tenure. In 2018, the majority of households consisted
of 2 to 4 persons, which is consistent with the County’s profile. Large households of 5 or more persons
made up 11.6% of the total households in Avalon, also fairly consistent with the County’s profile. The
average household size was 2.51 persons, lower than Los Angeles County’s (3.0 persons). Additionally,
the average household size in 2018 for an owner-occupied unit was 1.97 persons per household and 2.73

persons per household for a renter-occupied unit.
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TABLE 3-10: HOUSEHOLD SIZE BY TENURE (2018)

Owner Households

Number

434

Avalon

%
100.0%

Los Angeles County

Number |
1514629

%
100.0%

Householder living alone 123 28.3% 289,505 19.1%
Households 2-4 persons 303 69.8% 988,958 65.3%
Large households 5+ persons 8 1.8% 236,166 15.6%

Average Household Size
Renter Households

1.97 persons

100.0%

3.19 persons
1,791,480

100.0%

Householder living alone 356 33.6% 557,451 31.1%
Households 2-4 persons 538 50.8% 992,800 55.4%
Large households 5+ persons 165 15.6% 241,229 13.5%

Average Household Size
Total Households

2.73 persons

100.0%

2.84 persons

3,306,109

100.0%

Householder living alone 479 32.1% 846,956 25.6%
Households 2-4 persons 841 56.3% 1,981,758 59.9%
Large households 5+ persons 173 11.6% 477,395 14.4%

Average Household Size

2.51 persons

3.00 persons

Source: U.S. Census Bureau, 2014-2018 ACS 5-Year Data Profile

3D. Income
Household Income

From 2010 to 2018, the median household income increased by 45.8% to $69,440 and the per capita
income increased by 49.1% to $35,894. Table 3-11 identifies the per capita and median household

incomes.

TABLE 3-11: MEIDAN HOUSEHOLD AND PER CAPITA INCOME

2010 2018

Median Household Income

$47,634

$69,440

Per Capita Income

$24,077

$35,894

Source: US Census, 2006-2010 ACS and 2014-2018 ACS

In 2018, the majority (62.8%) of Avalon’s households earned in excess of $50,000 per year. The incidence
of households earning less than $35,000 per year was significantly higher among renter households
(31.0%) than owner households (17.3%). Table 3-12 identifies household income by tenure. As shown in
Table 3-12, the median income of owner households was greater than twice that of renter households.
Compared to the County, median household incomes in Avalon were higher for both owner and renter
households.
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TABLE 3-12: HOUSEHOLD INCOME FOR ALL HOUSEHOLDS AND BY TENURE (2018)

All Households Owner Households Renter Households

Income Number Percent Number Percent
Less than $5,000 102 6.8% 26 6.0% 76 7.2%
$5,000 to $9,999 0 0.0% 0 0.0% 0.0%
$10,000 to $14,999 25 1.7% 25 5.8% 0.0%
$15,000 to $19,999 74 5.0% 24 5.5% 50 4.7%
$20,000 to $24,999 78 5.2% 0.0% 78 7.4%
$25,000 to $34,999 124 8.3% 0.0% 124 11.7%
$35,000 to $49,999 153 10.2% 34 7.8% 119 11.2%
$50,000 to $74,999 295 19.8% 42 9.7% 253 23.9%
$75,000 to $99,999 207 13.9% 36 8.3% 171 16.1%
$100,000 to $149,999 282 18.9% 138 31.8% 144 13.6%
$150,000 or more 153 10.2% 109 25.1% 44 4.2%
:\:ESEZ Elililsjgr?ld $69,440 $111,379 $64,018
edan Ti‘fgﬁty $64,251 $95,132 $45,786

Source: US Census, 2014-2018 ACS

Households by Income Group

A special aggregation of 2014-2018 ACS data performed by HUD - the Comprehensive Housing Affordability
Strategy (CHAS) data - provides a breakdown of households by income group by tenure. The number of
households in extremely low, very low, low, and moderate/above moderate-income groups is shown in
Table 3-13. Just over half of all households (790 households or 52.8%) are below median income.
However, there is a stark difference between households who own and households who rent, particularly
among households in the moderate to above moderate-income group (74.7% for owners and 38.7% for
renters). The HUD CHAS data indicates that the extremely low-income group represents 17.7% of
households and a roughly similar proportion are renters (17.9%) and owners (17.2%). The very low-income
group represents 12.4% of households, with more renters (16.5%) than owners (2.3%), and the low-income
group represents 20.7% of households, similarly with more renters (26.9%) than owners (5.7%).

The City’s 6™ cycle RHNA (see Table 3-27) identifies the City’s share of regional housing needs for
extremely low, very low, and low-income households, as well as for moderate and above moderate-
income households. As shown in Table 3-13, there is a larger proportion of renters in the extremely low,
very low, and low-income groups, while there is a larger proportion of moderate and above moderate-
income groups in owner households. The high incidence of lower income households is of particular
significance as housing costs in Avalon exceed the level of affordability for 47% of all lower income
households (see Table 3-25).
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TABLE 3-13: HOUSEHOLDS BY INCOME GROUP (2018)
Total ‘ Owner Renter

Income Group

Households Percent ‘Households Percent Households Percent

Extremely Low (<30% AMI) 265 17.7% 75 17.2% 190 17.9%
Very Low (30-50% AMI) 185 12.4% 10 2.3% 175 16.5%
Low (50-80% AMI) 310 20.7% 25 5.7% 285 26.9%
Moderate and Above Moderate 735 49.2% 325 74.7% 410 38.7%
(>80% AMI)

TOTAL 1,495 100.0% 435 100.0% 1,060 100.0%

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), 2014-2018
Available: https://www.huduser.gov/portal/datasets/cp.html

Poverty Levels

The 2014-2018 ACS data indicates that 131 (13.1%) of all Avalon families and 605 individuals (16.2%) had
incomes at or below the poverty level in 2019. Approximately 12.2% of all Los Angeles County families
and 16.0% of individuals were classified at or below the poverty level.

It should be noted that the City asserts that its median household income is actually less than that
identified by the US Census. According to the City of Avalon Community Wide Income Survey,
commissioned in 2016, the City has a median household income closer to $42,000. The City undertook
this survey as a result of the fact that the US Census American Community Survey sample data is not
attuned to capturing accurate data from such a small population, resulting in ACS data not being
reflective of actual incomes on the island (the Census MHI margin of error ranged from $17,815 in 2010
to $8,755 in 2016). Per the California Air Resources Board Priority Population mapping tool, the City of
Avalon is an AB 1550 Low-Income community, meaning that the City has a median household income
below 80 percent of the State median. The LA County LAFCO has designated the entire unincorporated
part of the island as Disadvantaged Unincorporated Community.

The level of poverty in a jurisdiction often influences the need for housing to accommodate those persons
and families in the very low and low-income categories. The U.S. Census Bureau measures poverty by
using a set of money income thresholds that vary by family size and composition of who is in poverty. If
a family’s total income is less than the family’s threshold, then that family and every individual in it is
considered in poverty. For example, the poverty threshold for a family of two with no children would be
$16,815, a household of two with a householder aged 65 or older and no children has a poverty threshold
of $15,178, and the poverty threshold of a family of four with two children under the age of 18 would be
$25,465. (U.S. Census Bureau, 2018).

Poverty rates in Avalon and in neighboring cities within Los Angeles County and Orange County are shown
in Figure 3-1, which compares the number of families and individuals living in poverty. The City of Avalon
had the highest percentage of families and individuals under the poverty line while the City of Manhattan
Beach had the least in both categories.
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FIGURE 3-1: PERCENTAGE OF FAMILIES & PEOPLE LIVING IN POVERTY (2018)

18.0%
16.0%
14.0%
12.0%
10.0%
8.0%
6.0%
4.0%
2.0%

0.0%
Avalon ‘ Dana Point ‘ Laguna ‘ Seal Beach ‘ Manhattan | Los Angeles

Beach Beach County
wFamilies  131% | 47% | 31% | 39% | 20% | 122%
People 162% | 67% | 686 | 63% | 33% | 16.0%

Source: US Census, 2014-2018 ACS (Tables S1701 and S17012)

Extremely Low-Income Households

Extremely low-income (ELI) households are defined as those earning up to 30% of the area median
household income. For Los Angeles County, the area median household income in 2020 was $77,300. For
ELI households in Los Angeles County (including those in the City of Avalon), this results in an income of
$33,800 or less for a four-person household or $23,700 for a one-person household. ELI households have
a variety of housing situations and needs. For example, most families and individuals receiving only public
assistance, such as social security disability insurance or disability insurance, qualify as ELI households.

Pursuant to Government Code Section 65583(a)(1), 50% of the City’s very low-income regional housing
needs assigned by HCD are extremely low-income households. As a result, from the very low-income need
of eight units (see Table 3-27), the City has a projected need of four units for extremely low-income
households (i.e. households earning 30% or less of the area median income). Based on current figures,
extremely low-income households will most likely be facing overpayment, overcrowding, or substandard
housing conditions. Some extremely low-income households could include individuals with mental or
other disabilities and special needs. To address the range of needs of ELI households, the City will
implement several programs including the following programs (refer the Housing Element Housing Plan
for more detailed descriptions of these programs):

e Program 1: Housing Rehabilitation Program

e Program 4: Preservation of At-Risk Units

e Program 6: Housing Trust Fund

e Program 8: Affordable Housing Development

e Program 13: Replacement of Affordable Units

e Program 17: Zoning Code Updates - Remove Constraints

e Program 21: Section 8 Housing Choice Vouches
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3E. Housing Characteristics

Housing Type

Table 3-14 identifies the types of housing units in Avalon in 2020 as reported in the Department of
Finance, E-5 Report. The table summarizes total housing stock according to the type of structure. As
shown in the table, the majority of housing in Avalon is multifamily 2-4 unit (i.e., duplex, triplex, and
fourplex structures) housing, which accounted for 37.4% of units in 2020. Multifamily 5+ unit housing
represented 30.1% of housing units and single-family detached homes accounted for 26.4% of housing
units. Single-family attached homes (6.1%) rounded out the housing stock. There were no mobile homes.

TABLE 3-14: HOUSING STOCK BY TYPE AND VACANCY (2020)

Single Famil Multifamil Mobil .

Total g y y . ‘ obiie Occupied | Vacant
Detached | Attached 2-4 5+Units ~ Homes

Units 2,296 607 140 859 690 0 1,572 724

Percent 100% 26.4% 6.1% 37.4% 30.1% 0% 68.5% 31.5%

Source: DOF E-5 Report 2020

Vacancy Rate

Table 3-14 also shows the number and percentage of occupied units and the percentage of vacant units.
It is important to note that these counts include all vacant units, including those units that are newly
constructed but not yet occupied, as well as units that are held for weekends or occasional use
throughout the year (i.e., second homes or vacation homes). Avalon’s vacancy rate has fallen over the
past decade from 35.0% in 2010 to 31.5% in 2020. In order for the housing market to function properly in
a city there should always be some level of housing vacancy, otherwise rents or housing prices could
skyrocket. The 31.5% vacancy in Avalon is considered high (the historical equilibrium in California is 5.5%
for rental vacancy and 1.2% for homeownership vacancy);! however, as shown by Table 3-15 below, many
of these units may be occupied by persons who have a usual residence elsewhere.

The 2014-2018 ACS data indicates that there were 837 vacant units in 2018. As shown in Table 3-15, of
the total vacant units in 2018, 109 were for rent, 18 were for sale, 76 were rented or sold but not yet
occupied, none were for migrant workers, 80 were classified as other vacant, and 554 were for seasonal,
recreational, or occasional use. The overall vacancy rate in the City in 2018 was 32.2%.

TABLE 3-15: VACANCY BY TYPE (2018)

Vacancy Type Number ‘ Percent
For rent 109 13.0%
Rented or sold, not occupied 76 9.1%
For sale only 18 2.2%
For seasonal, recreational, or occasional use 554 66.2%
For migrant workers 0 0.0%
Other vacant 80 9.6
TOTAL 837 100%

Source: US Census, 2014-2018 ACS

Housing Conditions

The U.S. Census provides only limited data that can be used to infer the condition of Avalon’s housing
stock. In most cases, the age of a community's housing stock is a good indicator of the condition of the
housing stock. Moreover, many federal and state programs also use the age of housing as one factor in

L «california’s low residential vacancy rates signal more construction,” first tuesday Journal (February 15, 2021).
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determining housing rehabilitation needs. Typically, housing over 30 years of age is more likely to have
rehabilitation needs that may include plumbing, roof repairs, electrical repairs, foundation
rehabilitation, or other significant improvements.

The 2014-2018 ACS data indicates that over half (51.2%) of the housing in the City is greater than 50
years old (i.e., built before 1970). Another 8.5% of units were built between 1970 and 1979. The age of
the housing stock indicates that the need for maintenance and rehabilitation assistance may grow during
this planning period. Units built prior to 1970 may require aesthetic and maintenance repairs including
roof, window, and paint improvements and some units in this age range may also require significant
upgrades to structural, foundation, electrical, plumbing, and other systems.

When examining a housing stock to figure out what condition it is in, there are certain factors that the
Census considers. For example, older units may have plumbing that isn’t fully functional or substandard.
Table 3-16 indicates that no owner-occupied units and rental units lacked complete plumbing facilities
in 2018.

TABLE 3-16: HOUSING STOCK CONDITIONS (2018)

. Owner-Occupied ‘ Renter-Occupied Total
Year Structure Built
Number Percent Number Percent
2014 or later 0 0.0% 0 0.0% 0 0.0%
2010 to 2013 64 14.7% 29 2.7% 93 6.2%
2000 to 2009 0 0.0% 236 22.3% 236 15.8%
1990 to 1999 43 9.9% 94 8.9% 137 9.2%
1980 to 1989 53 12.2% 82 7.7% 135 9.0%
1970 to 1979 40 9.2% 87 8.2% 127 8.5%
1960 to 1969 14 3.2% 29 2.7% 43 2.9%
1950 to 1959 13 3.0% 57 5.4% 70 4.7%
1940 to 1949 32 7.4% 84 7.9% 116 7.8%
1939 or earlier 175 40.3% 361 34.1% 536 35.9%
TOTAL 434 100% 1,059 100% 1,493 100%
Plumbing Facilities (Occupied Units)
Units with Complete Plumbing Facilities 434 100% 1,059 100% 1,493 100%
Units Lacking Complete Plumbing Facilities 0 0% 0 0% 0 0%

Source: US Census, 2014-2018 ACS (Tables B25036 and B25016)

As noted, the City’s housing stock is aging with 59.7% of dwelling units in Avalon (892) having been
constructed prior to 1980, and as such, structural deterioration and maintenance problems may be
prevalent. The age of the City’s housing stock indicates a potentially significant need for continued code
enforcement, property maintenance, and housing rehabilitation programs to stem housing deterioration.
The City estimates that approximately 15% of Avalon’s housing stock is deteriorated and between 200
and 250 units are dilapidated and require replacement.

Overcrowding

Typically, a housing unit is considered overcrowded if there is more than one person per room and
severely overcrowded if there are more than 1.5 persons per room. Table 3-17 summarizes overcrowding
data for Avalon. It should be noted that kitchenettes, strip or Pullman kitchens, bathrooms, porches,
balconies, foyers, halls, half-rooms, utility rooms, unfinished attics, basements, or other space for
storage are not defined as rooms for Census purposes.
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Overcrowded households are usually a reflection of the lack of affordable housing available. Households
that cannot afford housing units suitably sized for their families are often forced to live in housing that
is too small for their needs, which may result in poor physical condition of the dwelling unit. In 2018,
173 housing units (11.6% of the total occupied units) were overcrowded, which represented 0% of owner

units and 16.3% of renter units.

TABLE 3-17: OVERCROWDING BY TENURE (2018)

Owner ‘ Renter Total
Persons per Room

Number Percent ‘ Number Percent Number Percent

1.00 or less 434 100.0% 886 83.7% 1,320 88.4%

1.01 to 1.50 0 0.0% 80 7.6% 80 5.4%

1.51 or more 0 0.0% 93 8.8% 93 6.2%
TOTAL 434 100% 1,059 100% 1,493 100%

Overcrowded 0 0% 173 16.3% 173 11.6%

Source: US Census, 2014-2018 ACS

As shown in Table 3-18, the average household size in Avalon was 2.51 persons in 2018. The average
household size was higher for renters (2.73 persons); owner households had an average size of 1.97
persons. The most commonly occurring household size is of two people (32.6%) and the second-most
commonly occurring household size is of one person (32.1%). Table 3-19 identifies bedrooms by tenure.
The proportion of larger homes (4 or more bedrooms) is significantly higher for owner households (11.5%

versus 0% for renter households).

TABLE 3-18: HOUSEHOLD SIZE BY TENURE (2018)

. Owner Renter Total
Household Size
Number Percent Number Percent Number Percent
1-person 123 28.3% 356 33.6% 479 32.1%
2-person 262 60.4% 225 21.2% 487 32.6%
3-person 13 3.0% 200 18.9% 213 14.3%
4-person 28 6.5% 113 10.7% 141 9.4%
5-person 0.0% 128 12.1% 128 8.6%
6-person 1.8% 37 3.5% 45 3.0%
7-0r-more-person 0.0% 0 0.0% 0 0.0%
100% (29.1% 100% (70.9%
TOTAL 434 of tétal) 1,059 of tc(JtaI) 1,493 100%
Average Household Size 1.97 2.73 2.51

Source: US Census, 2014-2018 ACS
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TABLE 3-19: NUMBER OF BEDROOMS BY TENURE

Owner Renter Total ‘
Bedroom Type

Number Percent Number Percent Number Percent ‘
No bedroom 26 6.0% 152 14.4% 178 11.9%
1-bedroom 42 9.7% 310 29.3% 352 23.6%
2-bedroom 156 35.9% 416 39.3% 572 38.3%
3-bedroom 160 36.9% 181 17.1% 341 22.8%
4-bedroom 50 11.5% 0 0.0% 50 3.3%
5 or more bedroom 0 0.0% 0 0.0% 0 0.0%
TOTAL 434 100% 1,059 100% 1,493 100%

Source: US Census, 2014-2018 ACS

3F. Housing Costs
For Sale Housing

As shown in Figure 3-2, median housing prices in TABLE 3-20: HOMES FOR SALE (NOVEMBER 2021)
Avalon peaked at approximately $800,000 around

0,
the time of the Great Recession, and have risen over Price Homes sl =

the last eight years from approximately $400,000 in o See
2010 to nearly $600,000 in 2018. $700,000 and more 10 90%
$600,000 - $699,999 1 10%
In November 2021, there were 10 homes listed for | $500,000 - $599,999 0 0%
sale on Zillow.com with prices ranging from | $400,000 - $499,999 0 0%
$699,888 to $2,788,000. Of these homes, there was | $300,000 - $399,999 0 0%
one detached single-family home with a sales price | $200,000 - $299,999 0 0%
of $5,595,000. As shown in Table 3-20, the majority | $0 - $199,999 0 0%

of homes for sale are in the $700,000+ price range,  Source: Zillow.com, November 2021

with 10% of homes in the $600,000 to $699,999

range. While the median sales price is not affordable to lower and moderate-income households (see
Table 3-24), the City’s home sales prices are comparable to the SCAG area (Counties of Imperial, Los
Angeles, Orange, Riverside, San Bernardino and Ventura).

FIGURE 3-2: MEDIAN HOME PRICE TRENDS AVALON

Note: SCAG median home sales price calculated as household-weighted average of county medians.
Source: SCAG Local Profiles, Core Logic/Data Quick
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Rental Housing

Table 3-21 summarizes rents paid in Avalon in 2018 by rental range. There were 308 units (30.7%) renting
for less than $1,000 dollars per month while the majority of units rented between $1,000 and $2,000
(54.7% or 550 units). Almost one-fifth of rentals (14.6%) were $2,000 or more per month. The median
rent in Avalon in 2018 was $1,451. Table 3-22 summarizes median rental rates citywide by bedrooms in
2018.

In November 2021, a search of Zillow.com, Apartments.com, and Rent.com located only one rental unit
available to rent in Avalon (a studio), for $1,450 a month.

TABLE 3-21: RENTAL COSTS (2018)

Rent Range Number P(fy?:]ggléit

Less than $500 69 6.9%
$500 to $999 239 23.8%
$1,000 to $1,499 221 22.0%
$1,500 to $1,999 329 32.7%
$2,000 to $2,499 147 14.6%
$2,500 to $2,999 0 0.0%
$3,000 or more 0 0.0%
Median (dollars) $1,451

Source: US Census, 2014-2018 ACS
TABLE 3-22: MEDIAN RENT BY BEDROOMS (2018)

Bedroom Type H Median Rent
No Bed (Studio) $1,060
1 bed $1,093
2 bed $1,744
3 bed $937
4 bed or more N/A

Source: US Census, 2014-2018 ACS
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Income Groups

The California Department of Housing and Community Development (HCD) publishes household income
data annually for areas in California. Table 3-23 shows the maximum annual income level for each income
group adjusted for household size for Los Angeles County. The maximum annual income data is then
utilized to calculate the maximum affordable housing payments for different households (varying by
income level) and their eligibility for housing assistance programs.

e Extremely Low-Income Households have a combined income at or lower than 30% of area median
income (AMI), as established by the State Department of Housing and Community Development
(HCD).

e Very Low-Income Households have a combined income between 30 and 50% of AMI, as established
by HCD.

e Low-Income Households have a combined income between 50 and 80% of AMI, as established by
HCD.

e Moderate-Income Households have a combined income between 80 and 120% of AMI, as
established by HCD.

e Above Moderate-Income Households have a combined income greater than 120% of AMI, as
established by HCD.

TABLE 3-23: STATE INCOME LIMITS - LOS ANGELES COUNTY (2020)

Income Group \ 1Person  2Person 3 Person 4Person | 5Person 6Person 7Person 8 Person
Extremely Low $23,700 $27,050 $30,450 $33,800 $36,550 $39,250 $41,950 $44,650

Very Low $39,450 $45,050 $50,700 $56,300 $60,850 $65,350 $69,850 $74,350
Low $63,100 $72,100 $81,100 $90,100 $97,350 $104,550 | $111,750 | $118,950
Moderate $64,900 $74,200 $83,500 $92,750 $100,150 | $107,600 | $115,000 | $122,450

Above Moderate | $64,900+ $74,200+ $83,500+ $92,750+ | $100,150+ | $107,600+ | $115,000+ | $122,450+
Source: HCD 2020 Los Angeles County Income Limits

Housing Affordability

Table 3-24 shows the estimated maximum amount that a household can pay for housing each month
without incurring a cost burden (overpayment). This information can be compared to current housing
prices and market rental rates to better understand what types of housing options are affordable to
different types of households. Affordability is based on a household spending 30% or less of their total
household income for shelter. Affordability is based on the maximum household income levels established
by HCD (Table 3-23). The annual income limits established by HCD are like those used by the U.S.
Department of Housing and Urban Development (HUD) for administering various affordable housing
programs. Maximum affordable sales price is based generally on the following assumptions: 4% interest
rate, 30-year fixed loan, and down payments that vary with income level, as described in Table 3-24.

Comparing the maximum affordable housing costs in Table 3-24 to the rental rates in Tables 3-21 and 3-
22, rental rates in Avalon are generally unaffordable to low, moderate, and above moderate-income
households. With the exception of 3-bedroom units affordable to larger 6-person, extremely low-income
households, the median rental rates reported by the 2014-2018 ACS (Table 3-22) were not affordable to
extremely low-income households. According to Rentcafe.com, the average rent in Avalon in October
2021 was $1,900 per month across unit sizes.
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Based on a comparison of Tables 3-20 and 3-24, homes for sale in the City are affordable to only above
moderate-income households. Moreover, indicators suggest that rents and home prices will continue to
rise in Avalon during the planning period.

TABLE 3-24: HOUSING AFFORDABILITY BY INCOME GROUP

1-Person 2-Person 4-Person 6-Person
Income Group Max. Max. Max. Max. Max. Max. Max. Max.
Purchase Monthly Purchase  Monthly  Purchase Monthly ~ Purchase Monthly
Price Rent Price Rent Price Rent Price Rent
Extremely Low $85,791 $589 $96,112 $655 $121,715 $841 $142,388 $977
Very Low $150,968 $980 $172,817 $1,120 $210,683 $1,399 $245,011 $1,626
Low $246,968 $1,568 $274,237 $1,743 $342,514 $2,240 $397,325 $2,602
Moderate $261,442 $1,607 $297,728 $1,839 $370,104 $2,303 $428,044 $2,674
Above Moderate | $261,442+ | $1,607+ | $297,728+ | $1,839+ | $370,104+ | $2,303+ | $428,044+ $2,674+

*Maximum affordable sales price is based on the following assumptions: 4.0% interest rate, 30-year fixed loan; down payment:
$5,000 - extremely low, $10,000 - very low; $15,000 - low, $25,000 - moderate; property tax, utilities, and homeowners
insurance as 30% of monthly housing cost. Homes sales prices are rounded to nearest $100.

Source: HCD 2020 Los Angeles County Income Limits; De Novo Planning Group, 2021

Extremely Low-income Households

As previously described, extremely low-income households earn less than 30% of the County Area Median
Income (AMI). Depending on the household size, these households can afford rents between $589 and
$977 per month and homes priced at $85,791 to $142,388. As of November 2021, there were no rental
homes listed on Zillow.com, Apartments.com, and Rent.com that would be affordable to extremely low-
income households. Extremely low-income households are similarly unable to afford to purchase a home
in Avalon based on current sales prices.

Very Low-income Households

Very low-income households earn between 31% and 50% of the County Area Median Income (AMI).
Depending on the household size, these households can afford rents between $980 to $1,626 per month
and homes priced at $150,968 to $245,011. As of November 2021, the only available rental unit (a studio)
listed on Zillow.com, Apartments.com, and Rent.com would be unaffordable for very low-income
households, with the exception of a six-person very low-income household. Very low-income households
are unable to afford to purchase a home in Avalon based on current sales prices.

Low-income Households

Low-income households earn between 51% and 80% of the County Area Median Income (AMI). Depending
on the household size, these households can afford rents between $1,568 to $2,602 per month and homes
priced at $246,968 to $397,325. As of November 2021, the only available rental unit (a studio) listed on
Zillow.com, Apartments.com, and Rent.com would be affordable to low-income households. Low-income
households are unable to afford to purchase a home in Avalon based on current sales prices.

Moderate-income Households

Moderate-income households earn between 80% and 120% of the County Area Median Income (AMI).
Depending on the household size, these households can afford rents between $1,607 and $2,674 per
month and homes priced at $261,442 to $428,044. As of November 2021, the only available rental unit
(a studio) listed on Zillow.com, Apartments.com, and Rent.com was affordable to moderate-income
households. Still, moderate-income households are unable to afford to purchase a home in Avalon based
on current sales prices.
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Overpayment

In Avalon, as with most communities in Los Angeles County, housing is not affordable for all income
levels, particularly the extremely low, very low, and low-income households. As shown in Table 3-25,
32% of renters in Avalon and 40% of homeowners overpay for housing. The majority of renters that
overpay are in the lower income groups, with 82% in the extremely low-income group and 37% in the very
low-income group overpaying for housing (over 30% of their monthly income). Comparatively, 100% of
extremely low-income owners and 0% of very low-income owners are overpaying. Therefore,
overpayment is an issue for both renter and owner households. More than a third (34%) of all households
in Avalon overpay for housing.

TABLE 3-25: HOUSEHOLDS BY INCOME LEVEL AND OVERPAYMENT (2018)

% of
Household Overpayment Owners Renters Total :
Income Category

Total Extremely Low, Very Low,

oo T
With Cost Burden >30% 751 100% 155/ 82% 230 87%
With Cost Burden >50% 75/ 100% 155/ 82% 230 87%

Very Low-Income Households 10 175 185 100%
With Cost Burden >30% 0/0% 65/37% 65 35%
With Cost Burden >50% 0/0% 40/ 23% 40 22%

Low-Income Households 25 285 310 100%
With Cost Burden >30% 0/0% 65/23% 65 21%
With Cost Burden >50% 0/0% 251 9% 25 8%

47% of lower income

and Low-Income Households 75 | 68% 285 [ 44%
_ households
Paying >30%
Moderate and Above Moderate- 325 410 735 100%
Income Households
With Cost Burden >30% 100/ 31% 55/ 13% 155 21%
With Cost Burden >50% 40/ 12% 0/0% 40 5%
Total Households 435 1,060 1,495 100%
With Cost Burden >30% 175/ 40% 340/ 32% 515 34%
With Cost Burden >50% 115/ 28% 220/ 21% 335 22%

Note: Data is rounded to the nearest 5.
Source: HUD Comprehensive Housing Affordability Strategy (CHAS), 2014-2018

Affordable Housing Inventory
The City uses various funding sources to preserve and increase the supply of affordable housing through
new construction and the acquisition and/or rehabilitation of renter-occupied units. Affordability

covenants in Avalon include developments that hold federal subsidy contracts, received tax credits or
mortgage revenue bonds, and/or were financed by redevelopment funds or non-profit developers.

Table 3-26 shows assisted units with covenants that require rents to be maintained at affordable levels
for various agreed upon periods of time. In 2021, Avalon had 133 total deed-restricted affordable units.
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A recorded deed restriction serves as an affordability covenant that restricts the income level of a person
who occupies the property and ensures the property will remain available for low to moderate-income
persons through the foreseeable future. The inventory of affordable units includes one senior housing
project, and projects owned and operated by the Avalon Housing Authority.

TABLE 3-26: DEED RESTRICTED AFFORDABLE HOUSING UNITS

Duration of
Affordability

Project Name/Address

No. & Type of Affordable Units

Tremont Street Apartments 62 total units; 50 affordable units
. 2033
343 Tremont St Family
Eucalyptus Hill Gardens 80 total units; 40 affordable units 55 years
34 Banning Street Family (2047)
Bird P.ark 24 affordaple units (2077)
234 Bird Park Road Family
Beacon Hill 14 affordable units
309 Beacon St Seniors (2077)
938 Descanso Avenue Single-Family home 55 years
2051
311 Descanso Avenue Single-Family home 55 years
2051
. Single-Family home 45 years
336 Triana Lane 2055
. Single-Family home 45 years
338 Triana Lane 2059
. Single-Family home 45 years
3427 L
riana Lane 2060

Sources: City of Avalon, 2021; California Housing Partnership, 2021

Manufactured Housing and Mobile Homes

Manufactured housing and mobile homes offer an affordable housing option to many low and moderate-
income households. According to the California Department of Finance, there are no mobile homes in
the City.

3G. Future Housing Needs

A Regional Housing Needs Plan (RHNP) is mandated by the State of California (Government Code Section
65584) for regions to address housing issues and needs based on future growth projections for the area.
The RHNP for Avalon is developed by the Southern California Association of Governments (SCAG), and
allocates a “fair share” of regional housing needs to individual cities. The intent of the RHNP is to ensure
that not only are local jurisdictions addressing the needs of their immediate areas, but also that the
needs of the entire region are fairly distributed to all communities. A major goal of the RHNP is to ensure
that every community provides an opportunity for a mix of affordable housing to all economic segments
of its population.
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As the regional planning agency, SCAG determines the City’s fair share of housing through the Regional
Housing Needs Allocation (RHNA) process. This Housing Element addresses SCAG’s RHNA schedule for the
6™ Cycle, from 2021 through 2029. The City will need to plan to accommodate 27 new units, which
includes 4 extremely low-income units, 4 very low, 5 low, 3 moderate, and 11 above moderate-income
units. Pursuant to Government Code Section 65583(a)(1), 50% of Avalon’s very low-income regional
housing needs assigned by SCAG are extremely low-income households, and hence the 4 ELI units. Table
3-27 summarizes Avalon’s fair share, progress to date, and remaining units.

TABLE 3-27: REGIONAL HOUSING NEEDS ALLOCATION - 6™ CYCLE
Extremely

- Low-income M_oderate- Above Moderate-
Status . (51-80% income income (121%+ Total

LouFincome AMI) (81-120% AMI) AMI)

(0-50% AMI)
RHNA Allocation 8 5 3 11 27
Constructed, Under
Construction, Permits 0 0 0 9 9
Issued (Since 7/1/2021)
Units Approved/Entitled 0 0 0 7 16
Remaining Allocation 8 5 3 0 16

Sources: SCAG 6 Cycle Final RHNA Allocation Plan, 2021; City of Avalon, 2021

3H. Special Needs Groups

Government Code Section 65583(a)(7) requires a housing element to address special housing needs, such
as those of the elderly; persons with disabilities, including a developmental disability, as defined in
Section 4512 of the Welfare and Institutions Code; large families; farmworkers; families with female
heads of households; and families and persons in need of emergency shelter. The needs of these groups
often call for targeted program responses, such as temporary housing, preservation of residential hotels,
housing with features to make it more accessible, and the development of four-bedroom apartments.
Special needs groups have been identified and, to the degree possible, responsive programs are provided.
A principal emphasis in addressing the needs of these group is to continue to seek State technical
assistance grants to identify the extent and location of those with special needs and identify ways and
means to assist them. Local government budget limitations may act to limit effectiveness in
implementing programs for these groups. Please refer to Section 6E of this Element for a discussion of
agencies and programs that serve special needs populations in Avalon.

Where data is available, estimates of the population or number of households in Avalon falling into each
special needs group is presented. The special housing needs are a subset of the overall housing needs
identified in Table 3-27, unless otherwise noted.

Seniors

Seniors are considered persons age 65 or older in this Housing Element. However, it must be noted that
some funding programs have lower age limits for persons to be eligible for their senior housing projects.
Seniors have special housing needs primarily resulting from physical disabilities and limitations, fixed or
limited income, and health care costs. Additionally, senior households also have other needs to preserve
their independence including supportive services to maintain their health and safety, in-home support
services to perform activities of daily living, conservators to assist with personal care and financial
affairs, public administration assistance to manage and resolve estate issues, and networks of care to
provide a wide variety of services and daily assistance.
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Various portions of the Housing Element describe  TagLE 3-28: SENIOR POPULATION AND HOUSEHOLDS
characteristics of the senior population, the (2010 & 2018)

extent of their needs for affordable housing, Population 2010 2018

hous_in_g designated for senigrs, and C?ty Number 396 517

provisions to accommodate their need. Senior

population and household growth in Avalon from Percent Change - 30.6%
2010 to 2018 is shown in Table 3-28. The increase | Annual Percent Change - 3.8%
in elderly persons is likely due to aging in place of Households 2010 2018
Avalon’s residents. The senior population | Number 280 274

increased by approximately 30.6% from 2010 to | percent Change 21%
2018; however, the number of senior households [~y =50~ Change i 20.3%

decreased by 2.1% between 2010 and 2018. While
seniors represent approximately 13.8% of the
City’s population, senior households represent approximately 18.4% of total households, which is
primarily due to the smaller senior household size.

Source: US Census, 2006-2010 ACS and 2014-2018 ACS

Table 3-29 summarizes senior households by age and tenure. Most senior households are homeowners,
194 or 70.8%. Approximately 29.2% of senior households, 80, are renters. Elderly renters may tend to
prefer affordable units in smaller single-story structures or multi-story structures with an elevator, close
to health facilities, services, transportation, and entertainment.

TABLE 3-29: HOUSEHOLDER AGE BY TENURE (2018)

Owners Renters
Age Group
Number Percent Number Percent
65-74 years 78 40.2% 80 100.0%
75-84 years 66 34.0% 0 0.0%
85 plus years 50 25.8% 0 0.0%
100% 100%
TOTAL 194 (13% of total) 80 (5.4% of total)

Source: US Census, 2014-2018 ACS (Table B25007)

During the planning period, senior households are anticipated to increase at a rate commensurate with
overall population and household growth. Senior housing types can include market rate homes, senior
single-family housing communities, senior apartments, and mobile homes.

The 2014-2018 ACS survey indicates that 4.6% of seniors in Avalon are below the poverty level. The
median income of households with a head of household that is 65 years and over according to the 2015-
2019 ACS Survey (results for seniors were unavailable for the 2014-2018 ACS survey) was $115,144,
significantly more than the total median household income of $74,769.

Senior Housing
There is increasing variety in the types of housing available to the senior population. This section focuses
on three basic types.

Independent Living - Housing for healthy seniors who are self-sufficient and want the freedom and
privacy of their own separate apartment or house. Many seniors remain in their original homes, and
others move to special residential communities which provide a greater level of security and social
activities of a senior community.

Group Living - Shared living arrangements in which seniors live in close proximity to their peers and have
access to activities and special services.
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Assisted Living - Provides the greatest level of support, including meal preparation and assistance with
other activities of daily living.

Multi-unit senior housing, identified as “rest home” in the Zoning Code, is considered a congregate
housing project in Avalon and is permitted with a conditional use permit in the LD, MD, HD, and SC zones.
According to the California Department of Social Services (CDSS), there are currently no State-licensed
assisted living residential care facilities for the elderly in the City.

Several programs address the non-housing needs of seniors in Avalon. Additional support for senior
residents is provided by the Community Services Department, which provides and coordinates senior
services programs offered by the City and non-profits. Some of the programs and services offered by the
City include nutrition/meal programs (lunches and/or Meals on Wheels) and recreational activities. The
City also provides senior transportation services throughout Avalon with the Dial-A-Ride Transportation
program.

Disabled Persons

A “disability” includes, but is not limited to, any physical or mental disability as defined in California
Government Code Section 12926. A “mental disability” involves having any mental or psychological
disorder or condition that limits a major life activity. A “physical disability” involves having any
physiological disease, disorder, condition, cosmetic disfigurement, or anatomical loss that affects body
systems. In addition, a mental or physical disability limits a major life activity by making the achievement
of major life activities difficult including physical, mental, and social activities and working. A
“developmental disability” means “a disability that originates before an individual attains age 18 years,
continues, or can be expected to continue, indefinitely, and constitutes a substantial disability for that
individual.” This term includes an intellectual disability, cerebral palsy, epilepsy, autism, and disabling
conditions found to be closely related to intellectual disabilities or to require treatment similar to that
required for individuals with an intellectual disability, but does not include other handicapping conditions
that are solely physical in nature.

Physical, mental, and/or developmental disabilities could prevent a person from working, restrict a
person’s mobility, or make caring for oneself difficult. Therefore, disabled persons often require special
housing needs related to potential limited earning capacity, the lack of accessible and affordable
housing, and higher health costs associated with disabilities. Additionally, people with disabilities require
a wide range of different housing, depending on the type and severity of their disability. Housing needs
can range from institutional care facilities to facilities that support partial or full independence (i.e.,
group care homes). Supportive services such as daily living skills and employment assistance need to be
integrated in the housing situation.

e Individuals with a mobility, visual, or hearing limitation may require housing that is physically
accessible. Examples of accessibility in housing include widened doorways and hallways, ramps,
bathroom modifications (i.e., lowered countertops, grab bars, adjustable shower heads, etc.)
and special sensory devices including smoke alarms and flashing lights.

e Individuals with self-care limitations (which can include persons with mobility difficulties) may
require residential environments that include in-home or on-site support services ranging from
congregate to convalescent care. Support services can include medical therapy, daily living
assistance, congregate dining, and related services.

e Individuals with developmental disabilities and other physical and mental conditions that prevent
them from functioning independently may require assisted care or group home environments.

e Individuals with disabilities may require financial assistance to meet their housing needs because
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a higher percentage than the population at large are low-income and their special housing needs
are often more costly than conventional housing.

According to the 2014-2018 ACS, there were 121 persons with one or more disabilities in Avalon. Of the
disabled population, 49.6% are aged up to 64 and 50.4% are aged 65 and over. Table 3-30 identifies
disabilities by type of disability.

TABLE 3-30: DISABILITIES BY DISABILITY TYPE (2018)

o Persons Ages Up to 64 Persons Ages 65+ ‘ Total
Type of Disability
Number Percent Number Percent ‘ Number Percent

Hearing Difficulty 22 36.7% 61 100% 83 68.6%
Vision Difficulty 16 26.7% 19 31.1% 35 28.9%
Cognitive Difficulty 0 0% 0 0% 0 0%
Ambulatory Difficulty 38 63.3% 19 3L.1% 57 47.1%
Self-Care Difficulty 22 36.7% 0 0% 22 18.2%
Independent Living 22 36.7% 0 0% 22 18.2%
Difficulty

. 100% / 100% /
Total Persons with One or 60 49.6% of 61 50.4% of 121 100%
More Disabilities? ) )

disabled disabled

1A person may have more than one disability, so the total disabilities may exceed the total persons with a disability.
Source: US Census, 2014-2018 ACS

As shown in Table 3-31, the 2014-2018 ACS indicates that for individuals between the ages of 18 and 64,
all people (100%) who had some form or type of disability were in the labor force, compared with 84% of
the non-disabled population.

TABLE 3-31: DISABLED PERSONS BY EMPLOYMENT STATUS (2018)

Ages 16 to 64 Percent

Employed with Disability 60 100%
Unemployed with Disability 0 0%
Not in Labor Force with Disability 0 0%
Total 60 100%

Source: US Census, 2014-2018 ACS

While recent Census data does not provide income levels or overpayment data for persons with a
disability, the 2014-2018 ACS survey does report on indicators that relate to a disabled person’s or
household’s income. The 2014-2018 ACS data indicates that zero persons with a disability are below the
poverty level. The 2014-2018 ACS data indicates zero households receiving food stamps or similar
assistance have a disabled member.

The persons in the “with a disability” category in Tables 3-31 and 3-32 include persons with
developmental disabilities. While the US Census reports on a broad range of disabilities, the Census does
not identify the subpopulation that has a developmental disability. The California Department of
Developmental Services (DDS) maintains data regarding people with developmental disabilities, defined
as those with severe, life-long disabilities attributable to mental and/or physical impairments. The DDS
data is reported by zip code. The DDS/SCAG data indicates that data for developmentally disabled
persons residing in zip code 90704 is unavailable. (Table 3-32).

According to DDS, the City of Avalon is served by the Harbor Regional Center, which provides services for
persons with developmental disabilities in the Los Angeles County region.
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TABLE 3-32: DEVELOPMENTALLY DISABLED PERSONS BY RESIDENCE TYPE (2018)

Home of Independent/
Parent/ Supported

Community  Intermediate Foster/

Care Facility =~ Care Facility = Family Home Other TOTAL

Guardian Living
Avalon* Unavailable Unavailable Unavailable Unavailable Unavailable Unavailable 0

*Data is for the Avalon zip code 90704
Sources: CA DDS, 2019; SCAG 6th Cycle Data Package

Housing for Disabled Persons

Households with a disabled member will require a mixture of housing units with accessibility features,
in-home care, or group care housing facilities. Some of these households will have a member with
developmental disability and are expected to have special housing needs. Developmentally disabled
persons may live with a family in a typical single family or multifamily home, but some developmentally
disabled persons with more severe disabilities may have special housing needs that may include extended
family homes, group homes, small and large residential care facilities, intermediate care, and skilled
nursing facilities and affordable housing such as extremely low, very low, or low-income housing (both
rental and ownership), Section 8/Housing Choice Vouchers, and single-room occupancy-type units.

In Avalon, multi-unit housing for persons with a disability would fall under the definition of congregate
housing projects, which are permitted with a conditional use permit in the LD, MD, HD, and SC zones.

ACS 2014-2018 data indicates that for individuals between the ages of 5 and 64, approximately 2.7% of
the total population of Avalon has an ambulatory difficulty, 0.9% have vision difficulty, 2.1% have a
hearing difficulty, and 0.9% have a self-care difficulty. These types of disabilities may impede their
ability to find suitable housing accommodations to meet their special needs. Therefore, many in these
groups may be in need of housing assistance. Households containing physically handicapped persons may
also need housing with universal design measures or special features to allow better physical mobility
for occupants.

Large Family Households

Large family households are defined as households of five or more persons. Large family households are
considered a special needs group because there is often a limited supply of adequately sized housing to
accommodate their needs. The more persons in a household, the more rooms are needed to
accommodate that household. Specifically, a five-person household would require three or four
bedrooms, a six-person household would require four bedrooms, and a seven-person household would
require four to six bedrooms.

In Avalon, 173 households, 11.6% of all households, have five or more persons as described in Table 3-
18. Of the large households, 4.6% own their home and 95.4% rent. Typically, there are more owner-
occupied large households that are cost burdened when compared to renter households and the
population as a whole. However, the 2014-2018 ACS survey does not provide data regarding overpayment
for large households. Table 3-33 compares the median income for households with five or more persons
to the citywide median income for 2018. While the median income is slightly lower for five persons
households ($63,011 versus the citywide median of $69,440), the median income is substantially higher
for six person households.
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TABLE 3-33: MEDIAN INCOME BY HOUSEHOLD SIZE (2018)

Size Median Income

Five Person Households $63,011
Six Person Households $83,480
Seven or More Person Households N/A

Median Household Income (All Households) $69,440

Source: US Census, 2014-2018 ACS

Large families can have a difficult time finding housing units large enough to meet their needs. In Avalon,
there appears to be a sufficient amount of ownership housing available to provide units with enough
bedrooms for larger households, but there is a shortage of adequately sized units for renter households
with six or more persons. Table 3-34 identifies the number of large households by household size versus
the number of large owner and rental units. Furthermore, while there are adequate units in Avalon to
accommodate large owner and five-person renter households, it does not mean that there is a match
between housing units that exist and large families. As described in Table 3-17, 16.3% of renter-occupied
homes are overcrowded.

TABLE 3-34: HOUSEHOLD SIZE VERSUS BEDROOM SIZE BY TENURE (2018)

6 Person and Larger

5 Person Households

Tenure 3 BR 4+ _BR Households
Units House- Shortfall/ Units House- Shortfall/
holds Excess holds Excess
Owner 160 0 160 50 8 42
Renter 181 128 53 0 37 -37

Source: US Census, 2014-2018 ACS

Large households require housing units with more bedrooms than housing units needed by smaller
households. In general, housing for these households should provide safe outdoor play areas for children
and should be located to provide convenient access to schools and child care facilities. These types of
needs can pose problems particularly for large families that cannot afford to buy or rent single-family
houses. It is anticipated that approximately 16.3% of the regional housing needs allocation units will be
needed to accommodate large households and an emphasis should be placed on ensuring rental units are
available to large households.

Single Parent and Female-Headed Households

Single parent households are households with children under the age of 18 at home and include both
male- and female-headed households. These households generally have a higher ratio between their
income and their living expenses (that is, living expenses take up a larger share of income than is
generally the case in two-parent households). Therefore, finding affordable, decent, and safe housing is
often more difficult for single parent and female-headed households. Additionally, single parent and
female-headed households have special needs involving access to daycare or childcare, health care, and
other supportive services.

While the majority of households in Avalon are either two-spouse couples or single person households,
26.7% of family households are headed by a single male or single female. There are 68 male heads of
household with no spouse present and 40 of these households have children under 18. There is a larger
number of female householders with no spouse present - 198 households or 19.8% of family households -
and 161 of these female-headed households have children under 18. Table 3-35 identifies single parent
households by gender of the householder and presence of children.
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TABLE 3-35: FAMILIES AND FEMALE HOUSEHOLDER WITH CHILDREN UNDER

18 (2018)
Category Number Percent
Total Families 998 100%
Male householder, no spouse present 68 6.8%
With children under 18 40 4.0%
Female householder, no spouse present 198 19.8%
With children under 18 161 16.1%

Source: US Census, 2014-2018 ACS

The median income of female-headed households (no spouse present) is $35,648, significantly less than
the median income of a male-headed, no spouse present family ($84,797), and less than the median
income of all households in the City ($69,440). Approximately 13.1% of all households are under the
poverty level; 47.1% of female-headed households with related children under 18 are under the poverty
level.

As Avalon’s population and households grow, there will be a continued need for supportive services for
single parent households with children present. To address both the housing and supportive services
needs of single parent households, additional multifamily housing should be developed that includes
childcare facilities (allowing single parents to actively seek employment).

In addition, the creation of innovative housing for female-headed households could include co-housing
developments where childcare and meal preparation responsibilities can be shared. The economies of
scale available in this type of housing would be advantageous to this special needs group as well as all
other low-income household groups. Limited equity cooperatives sponsored by non-profit housing
developers are another financing structure that could be considered for the benefit of all special needs
groups.

Farmworkers

Farmworkers traditionally are defined as persons whose primary incomes are earned through permanent
or seasonal agricultural labor. Permanent farmworkers work in the fields, processing plants, or support
activities on a year-round basis. When workloads increase during harvest periods, the labor force is
supplemented by seasonal or migrant labor. Farmworkers’ special housing needs typically arise from their
limited income and the unstable, seasonal nature of their employment, according to the California
Institute for Rural Studies. Due to these factors, farmworker households have limited housing choices
and are often forced to double-up to afford rents. However, the South Bay Area of Los Angeles County is
a mostly developed urban/suburban region with a strong local economy that is not tied to an agricultural
base, but rather to the manufacturing, technology, and service-oriented sectors.

According to the 2014-2018 ACS data, there were no Avalon residents employed in the “agriculture,
forestry, fishing and hunting, and mining” industry in 2018. Avalon is an urbanized community with no
parcels zoned for agricultural use. Because no residents are employed in agricultural occupations and
there is little potential for this occupational category to expand within the City, the overall housing
programs and policies to facilitate development of affordable housing can address the needs of Avalon
residents employed in the agricultural occupations.
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Homeless Persons

Government Code Section 65583(a)(7) requires that the Housing Element include an analysis of the needs
of homeless persons and families. Homeless persons are defined as those who lack a fixed and adequate
residence. People who are homeless may be chronically homeless (perhaps due to substance abuse or
mental health issues) or situationally homeless (perhaps resulting from job loss or family strife). Homeless
people face critical housing challenges due to their very low incomes and lack of appropriate housing.
Thus, State law requires jurisdictions to plan to help meet the needs of their homeless populations.

The law also requires that each jurisdiction address community needs and available resources for special
housing opportunities known as transitional and supportive housing. These housing types provide the
opportunity for families and individuals to “transition” from a homeless condition to permanent housing,
often with the assistance of supportive services to assist individuals in gaining necessary life skills in
support of independent living.

Homeless Estimates

Counting the homeless population is problematic due to their transient nature; however, through the
efforts of the Los Angeles Continuum of Care (LA CoC) estimates have been developed. The LA CoC is a
consortium of individuals and organizations with the common purpose of developing and implementing a
strategy to address homelessness in Los Angeles County. The LA CoC is responsible for managing U.S.
Department of Housing and Urban Development (HUD) funds for homelessness, and is uniquely positioned
to identify system needs and take steps to address them with the collaboration and partnership of
community stakeholders. The Los Angeles Homeless Services Authority (LAHSA) is the lead agency for the
LA CoC.

As the primary coordinating body for homeless issues and assistance for the entire County (excluding the
cities of Glendale, Pasadena, and Long Beach), the LA CoC accomplishes a host of activities and programs
vital to the County, including a biennial point-in-time “snapshot” survey to identify and assess the needs
of both the sheltered and unsheltered homeless. Los Angeles CoC’s 2020 Homeless Count captures a
picture of homelessness in Los Angeles County as it was in January 2020 and before the impacts of the
COVID-19 pandemic could be felt, measured, or responded to through efforts such as Project RoomKey,
rent freezes, and eviction moratoriums.

The 2020 Homeless Count identified 31.2 people in the City of Avalon experiencing homelessness,
representing less than 0.1% of Los Angeles County’s total homeless count (66,436 individuals). As shown
in Table 3-36, an estimated 28.2 (90.4%) of the 31.2 homeless individuals in Avalon were unsheltered and
an estimated 3 (9.6%) were sheltered. Countywide, there has been an increase in the recorded homeless
population since 2016, at least partly due to more accurate counting measures.

TABLE 3-36: HOMELESSNESS IN AVALON - 2018-2020

| Sheltered  Unsheltered TOTAL
2020 Homeless Count 3.0 28.2 31.2
2019 Homeless Count 3.0 30.7 33.7
2018 Homeless Count 6.0 35.7 41.7
Change: 2018 to 2020 -3.0/-50% -7.5/-21% -10.5/-25%

Source: Los Angeles Continuum of Care Homeless Count Data, 2018-2020

Although data is available regarding certain characteristics of the countywide homeless population,
including data for subpopulations of the homeless (e.g., chronically homeless, severely mentally ill
persons, persons with chronic substance abuse, and veterans), data is not available at the city-level.
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Housing Accommodations

The City recently amended the Zoning Code to allow .emergency shelters by right in the C and SC zones,
subject to ministerial review and approval and compliance with objective standards consistent with the
requirements identified in Government Code Section 65583(a)(4). The Housing Plan includes policies and
programs directed to encourage the provision of housing and services for the homeless population as well
as persons and households at risk of homelessness.

There are currently no emergency shelters operating in the City. However, Harbor Interfaith Services is
the Lead Agency in LA CoC Service Provider Area (SPA) 8, which covers the South Bay and Harbor region.
Harbor Interfaith Services operates two South Bay shelters for individuals and a separate family shelter.
As well, St. Margaret’s Center, located within the Lennox area of Los Angeles County, provides emergency
and supportive services including hot lunches, case management, and food and hygiene supplies for the
homeless and low-income families. St. Margaret’s Center serves communities near LAX. It is not practical
to assume that persons experiencing homelessness on the Island have access to these resources. As such,
informal provides, specifically faith-based groups, serve the emergency needs for persons in Avalon
experiencing homelessness.

Locally, the Catalina Bible Church and the Avalon Community Church provide emergency assistance for
those in need. The Catalina Bible Church provides emergency shelter for up to two people for a maximum
of two days. In emergency situations, all the churches on the Island allow homeless individuals to sleep
on floors. The Catalina Bible Church also operates a Food Ministry, which provides a week of food (20 to
25 Ibs) for at a low cost. The Avalon Community Church provides emergency food as well as emergency
housing. The Avalon Community Church typically accommodates up to three persons each night on a
couch or pull-out mattress at the Teen Center after the Center is closed for the day. There is no limit on
the length of stay but individuals must leave in the morning. At this time, the Church only has capacity
to accommodate men in need. The Church tries to find other arrangements for women in need.

The most recent inventory of resources available within Los Angeles County for emergency shelters,
transitional housing, and permanent supportive housing units comes from the 2020 Housing Inventory
reported to HUD by the Los Angeles CoC. Table 3-37 shows the total beds offered by homeless facilities
in the Los Angeles CoC area.

TABLE 3-37: HOMELESS FACILITIES (2020)*
Los Angeles CoC Region

Facility Type _
o Family Units Family Beds  Adult-Only Beds Total Year

Round Beds

Emergency Shelter 2,861 8,650 6,069 14,719
Safe Haven 0 0 125 125
Transitional Housing 502 1,528 2,583 4,111
Permanent Supportive Housing 1,862 5,934 16,749 22,683
Rapid Re-Housing 1,236 4,372 1,673 6,045
Other Permanent Housing 260 752 1,278 2,030

TOTAL UNITS/BEDS 6,721 21,236 28,477 49,713

*Numbers are for the total Los Angeles Continuum of Care region for which Avalon is a participating member.
Source: HUD 2020 Continuum of Care Homeless Assistance Programs, Housing Inventory Count Report
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e Emergency Shelters - An emergency shelter is defined as housing with minimal supportive
services for homeless persons that is limited to occupancy of six months or less. Furthermore, no
individual or household may be denied emergency shelter because of an inability to pay.

e Safe Haven - A form of supportive housing that serves hard-to-reach homeless persons with
severe mental illness who come primarily from the streets and have been unable or unwilling to
participate in housing or supportive services.

e Transitional Housing - Sometimes referred to as “bridge” housing, provides housing
accommodations and support services for persons and families, but restricts occupancy to no
more than 24 months.

e Permanent Supportive Housing - Supportive housing has no limit on length of stay and is linked
to onsite or offsite services that assist residents in retaining the housing, improving their health
status, and maximizing their ability to live and, when possible, work in the community.

e Rapid Re-Housing - Rapid re-housing provides short-term rental assistance and services. The
goals are to help people obtain housing quickly, increase self-sufficiency, and stay housed.

e Other Permanent Housing - Consists of permanent housing with services (no disability required
for entry) and permanent housing with housing only.

A network of local and regional service providers operates a number of programs to serve the needs of
varied homeless subpopulations. Table 3-38 provides a list of emergency and transitional shelters and
available services for the homeless population in and around Avalon.

TABLE 3-38: FACILITIES AND SERVICES FOR THE HOMELESS
Homeless

Organization Name Type of Service Provided . Number of Beds
Population Served

Catalina Bible Church Emergency Assistance and All 2
Shelter

Avalon Community Church Emergency Assistance and Assistance for all 3
Shelter Shelter for men

Assessment of Need

Based on the available information, there is a countywide homeless population of 66,436 persons but
only 49,713 beds, indicating an unmet demand for 16,723 homeless persons. It is noted that the 2020
Homeless Count identified 18,395 sheltered homeless persons and 48,041 unsheltered homeless persons
(11 sheltered and 197 unsheltered for Avalon, respectively). The discrepancy between sheltered
homeless persons and the County’s total capacity to house homeless persons indicates a need for
additional community services resources to assist and match the homeless population with the
countywide shelter and housing resources.
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3I. Units At-Risk of Conversion

Assisted Housing At Risk of Conversion

California housing element law requires jurisdictions to provide an analysis of low-income, assisted
multifamily housing units that are eligible to change from low-income housing uses during the next ten
years (2021-2031) due to termination of subsidy contracts, mortgage prepayment, or expiration of
restrictions on use (Government Code 65583). These units risk the termination of various subsidy groups
which could convert certain multifamily housing from affordable to market rate. State law requires
housing elements to assess at-risk housing in order to project any potential loss of affordable housing.

TABLE 3-39: SUMMARY OF AT-RISK SUBSIDIZED HOUSING UNITS

. No. & Type of . Earliest Date of
Project/Address Units Type of Subsidy Conversion
Tremont Street Apartments 62 .
. HUD 2 L
343 Tremont St Family UD Section 8 033 ow
Eucalyptus Hill Gardens 40 LIHTC 55 years Low
34 Banning Street Family Housing Authority (2047)
24 Family USDA Section 515
Bird Park LIHTC
. 2077 Lo
234 Bird Park Road HOME (2077) v
Housing Authority
14 USDA Section 515
Beacon Hill Senior LIHTC
309 Beacon St HOME (2077) Low
Housing Authority
Single-Family , . 55 years
238 Descanso Avenue home Housing Authority 2051 Low
Single-Family . . 55 years
311 Descanso Avenue home Housing Authority 2051 Low
Single-Famil 45
336 Triana Lane ingie-ramily CalHFA years Low
home 2055
Single-Famil 4
338 Triana Lane g o CalHFA d years Low
home 2059
ingle-Famil
342 Triana Lane Single-Family CalHFA 4> years Low
home 2060

Sources: California Housing Partnership, February 2021; SCAG 6th Cycle Data Package

Preservation Options

Depending on the circumstances of the at-risk projects, different options may be used to preserve or
replace the units. The following discussion highlights ways that the City’s at-risk units could be preserved
as affordable housing. All of the presented alternatives are costly and beyond the ability of the City of
Avalon to manage without large amounts of subsidy from federal and/or state resources. There are no
units at-risk of conversion to market rate units in the next 10 years. The 62 affordable units at Tremont
Street have an earliest date of version of 2033. The City will work with the property owner of Tremont
Street Apartments during the planning period to proactively address this schedule.
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Replacement Through New Construction

The construction of new lower income housing units is a means of replacing the at-risk units should they
be converted to market rate. The cost of developing new housing depends on a variety of factors such
as density, size of units, location and related land costs, and type of construction. Assuming an average
development cost of $400,000 per unit for multifamily rental housing, replacement of the 62 units (for
example, Tremont Street Apartments) would require approximately $24.8 million, excluding land costs,
which vary depending upon location.

Purchase of Replacement Units

One preservation option is for a non-profit organization to purchase similar units. By purchasing similar
units, a non-profit organization can secure lower-income restrictions and potentially enable the project
to become eligible for a greater range of governmental assistance. The cost of purchasing similar units
depends on a number of factors, including the market conditions at the time, occupancy rate, and
physical conditions of the units to be acquired.

Current market value for the at-risk units is estimated on the basis of the units’ potential annual income,
and operating and maintenance expenses. There are no units at-risk of conversion and the market rate
of units with conversion dates past 2031 is unknown.

Purchase of Affordability Covenants

Another option to preserve the affordability of at-risk projects is to provide an incentive package to the
owners to maintain the projects as affordable housing. Incentives could include writing down the interest
rate on the remaining loan balance, and/or supplementing the subsidy amount received to market levels.

To purchase the affordability covenant on these projects, an incentive package should include interest
subsidies at or below what the property owners can obtain in the open market. To enhance the
attractiveness of the incentive package, the interest subsidies may need to be combined with rent
subsidies that supplement the HUD fair market rent levels.

Rental Assistance

Tenant-based rent subsidies could be used to preserve the affordability of housing. Similar to Housing
Choice Vouchers, the City, through a variety of potential funding sources, could provide rent subsidies
to very low-income households. The level of the subsidy required to preserve the at-risk units is estimated
to equal the Fair Market Rent (FMR) for a unit minus the housing cost affordable by a very low-income
household. There are no at-risk units in Avalon. Using Tremont Street Apartments as an example,
approximately $34,410 in rent subsidies would be required monthly (or $412,920 annually). Assuming a
20-year affordability period, the total subsidy is about $8.3 million.

3). Estimates of Housing Need

Several factors influence the degree of demand, or “need,” for housing in Avalon. The major needs
categories considered in this Element include:

e Housing needs resulting from the overcrowding of units
e Housing needs that result when households pay more than they can afford for housing

e Housing needs of “special needs groups” such as elderly, large families, female-headed
households, households with a disabled person, farmworkers, and the homeless

State law requires that cities quantify existing housing need in their Housing Element. Table 3-40
summarizes the findings.
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TABLE 3-40: SUMMARY OF NEEDS

d 0 0 eholds/Pe 0 e el O 0 ced G : . ok
Pop 0 ousenola

Households Overpaying for Housing:

% of Renter Households Overpaying 32%

% of Owner Households Overpaying 21%

% of Extremely Low-income Households (0-30% AMI) Overpaying 87%

% of Very Low-income Households (0-30% AMI) Overpaying 35%

% of Low-income Households (0-30% AMI) Overpaying 21%
Overcrowded Households:

Overcrowded Renter Households 16.3%

Overcrowded Owner Households 0%

All Overcrowded Households 11.6%
Special Needs Groups:

Elderly Persons/Households 18.:;’%?&122?0“5

Disabled Persons 3.2% of pop.

Large Households 11.6% of households

Female-Headed Households 19.8% of households

Female-Headed Households with Children 16.1% of households

Farmworkers

0% of labor force

Homeless

31 persons (2020)

Affordable Housing Units At-Risk of Conversion to Market Rate Costs

0 units

Sources: US Census, 2014-2018 ACS; HUD Comprehensive Housing Affordability Strategy (CHAS), 2013-2017
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4. CONSTRAINTS

Constraints to housing development are defined as government measures or non-governmental conditions
that limit the amount or timing of residential development.

Government regulations can constrain the supply of housing available in a community if the regulations
limit the opportunities to develop housing, impose requirements that unnecessarily increase the cost to
develop housing, or make the development process so arduous as to discourage housing developers. State
law requires housing elements to contain an analysis of the governmental constraints on housing
maintenance, improvement, and development (Government Code Section 65583(a)(4)).

Non-governmental constraints (required to be analyzed under Government Code Section 65583(a)(5)) may
include land prices, construction costs, and financing. While local governments cannot control prices or
costs, identification of these constraints can be helpful to Avalon in formulating housing programs.

4A. Governmental Constraints

Housing affordability is affected by factors in both the private and public sectors. Actions by the City can
have an impact on the price and availability of housing in Avalon. Land use controls, site improvement
requirements, building codes, fees, and other local programs intended to improve the overall quality of
housing may also serve as a constraint to housing development. These governmental constraints can limit
the operations of the public, private, and nonprofit sectors, making it difficult to meet the demand for
affordable housing and limiting supply in a region. All City zoning regulations, development standards,
specific plans, and fees are posted online and are available to the public, consistent with the
requirements of AB 1483.

4B. Land Use Controls

Local land use policies and regulations impact the price and availability of housing, including affordable
housing. This section discusses the General Plan land use designations and provisions in the Zoning Code
relative to the types of housing allowed within Avalon as a potential governmental constraint.

General Plan

The General Plan Land Use Element establishes land use designations that specify the location, type, and
intensity or density of permitted land uses in the City of Avalon. The Zoning Code (Title 9 of the Municipal
Code) implements the General Plan by providing specific land use regulations and development standards
for each zoning district. Table 4-1 shows General Plan residential land uses designations, the
corresponding zoning designation(s), and permitted densities allowed for housing.
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TABLE 4-1: GENERAL PLAN RESIDENTIAL LAND USE DESIGNATIONS

General Plan

Description

Zone

Zoning Description

Designation

Symbol

Low Density

libraries, parking lots and support housing.

Low Density The LD-R designation accommodates detached single family LD Residential and Low
Residential (LD-R) detached housing. Intensity Recreation
(Max. 10 du/ac)
. . L . . Multiple Residential
Medium Density The MD-R designation accommodates detached single-family v t!p ¢ es@enﬂa '
o ) . . ) MD Medium Density (Max.
Residential (MD-R)  |housing units and two dwelling units per lot or parcel.
20 du/ac)
High Density The HD-R designation accommodates multi family dwelling M.ult|ple R§S|dent|al,
o . . . . . HD High Density (Max. 40
Residential (HD-R)  |units and single family dwelling units. dufac)
High Density N I . I
o The HD-R-CH designation accommodates only residential Multiple Residential,
Residential — . . e . . . : .
. . development, including multi family dwelling units and single ~ |HD High Density (Max. 40
Community HoUSING. | . .1 welling units du/ac)
(HD-R-CH) y g units.
. The C designation accommodates general retail and .
Commercial (C) . 'gnatl . . g ! C Commercial
commercial services and offices.
The SC designation accommodates small scale residential
uses, neighborhood retail and services, as well as structures
Special Commercial |which contain commercial uses on the ground floor and . .
L . ; . SC Special Commercial
(SC) residential uses above. Appropriate uses include retail sales
(excluding food and beverage), and personal and professional
sales.
The RR-HD designation accommodates a variety of uses
Resort Recreational |associated with the resort character of Avalon. Appropriate RIR Resort/Recreation
High Density (RR-HD) |land uses include hotels, inns and lodges, as well as parks and
mobile home parks.
The RR-LD designation accommodates a variety of uses
. associated with the resort character of Avalon and also
Resort Recreational ) : . . .
) accommodates single family housing units. Allowed uses RIR Resort/Recreation
Low Density (RR-LD) |. . ) . .
include single family detached housing, hotels, inns and
lodges, as well as parks and mobile home parks.
The P designation is intended for areas vital to public services.
Public (P) Principal uses allowed include schools, hospitals, parks, P Public

Sources: City of Avalon General Plan, 2013; City of Avalon Zoning Code, 2021

Local Coastal Plan
As an island community, the entire City falls within the coastal zone and is required to prepare a Local
Coastal Program (LCP) in accordance with the California Coastal Act (Public Resources Code § 30000 et
seq.). The City updated its Local Coastal Program (originally adopted and certified by the Coastal
Commission in 1981 and subsequently updated in 1987) in 2013 as part of the General Plan update and
has assumed coastal permit-issuing authority for most areas within the City. The Local Coastal Program
does not yet include provisions for the upper Avalon Canyon area and the industrial Pebbly Beach area
that the City annexed from Los Angeles County in 1998. The City is currently updating an amendment
chapter to its Local Coastal Plan for adoption in March 2022.
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Annual Growth Policy

Because the natural resources of Avalon have finite limits, which are not easily defined and may change
from time to time (as is the case with water availability), the City limits construction activity in order to
minimize significant impacts to the environment. The City established an Annual Growth Policy in 1979
which prohibits the approval of any development applications that propose the creation of additional
housing units in November and December of any calendar year. The final two months of the year are
reserved for the City Council, in conjunction with the Planning Commission, to review the growth
permitted in the preceding ten months and review the effects and demands of such development and
any additional development on the City's natural resources. After this period of review, the City Council
will determine, by resolution, the amount and type of growth the City will permit in the succeeding year,
as well as City priorities for growth. Given the limited housing construction in Avalon in recent years and
limited capacity for additional housing, this policy has not and is not expected to constrain housing
development in the City. The Growth Policy Resolution does not establish a limit on the number of units
that can be constructed, but instead identifies the types of projects that will be permitted based on
available resources.

Specific Plans

A specific plan is a comprehensive planning document that guides the development of a defined
geographic area in a mix of uses including residential, commercial, industrial, schools, and parks and
open space. Specific plans typically include more detailed information than the General Plan about land
use, traffic circulation, development standards, affordable housing programs, resource management
strategies, and a comprehensive infrastructure plan. Specific plans are also used as a means of achieving
superior design by providing flexibility in development standards beyond those contained in the Zoning
Code.

The General Plan identifies two potential future specific plans: the Pebbly Beach Specific Plan Overlay
District (PB-SP) and the Lover’s Cove-Specific Plan Overlay District (LC-SP). Neither specific plan has
been adopted by City Council.

The PB-SP overlay identifies the Pebbly Beach area for eventual development of a specific plan. The area
is currently utilized for light industrial purposes. In the near term, the area will continue to be used for
industrial uses. However, if it is determined that such uses are no longer necessary or viable, a specific
plan is to be developed to guide the possible eventual transition to other uses that take advantage of
this area’s coastal location. It is anticipated that new lands uses may include visitor-serving facilities
such as a new public dock/ferry terminal, commercial retail, restaurants, hotels/motels, and/or
recreational facilities that serve both residents and visitors.

The LC-SP overlay identifies the area above Lover’s Cove and surrounding area for eventual development
of a specific plan. This area is currently undeveloped. However, if development is anticipated in the
future, a specific plan is to be developed to guide the possible eventual transition to other uses that take
advantage of this area’s views and proximity to visitor services. It is anticipated that the area may be
utilized for visitor serving facilities such as a hotel, spa, or social and educational facility.

Zoning Code

Land use policies in the General Plan are implemented primarily through the Zoning Code. The Zoning
Code provides for a range of densities and residential uses and is designed to protect and promote the
health, safety, and general welfare of residents, which includes preserving the character and integrity
of established residential neighborhoods. To that end, the City has established specific development
standards that apply to residential construction in various districts. These may include, but are not
limited to, density, lot coverage, building height, parking standards, and other applicable requirements.
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Provisions for a Variety of Housing Types

State housing element law requires that jurisdictions facilitate and encourage a range of housing types
for all economic segments of the community. This includes housing to meet the needs of different types
of households with incomes ranging from low to above moderate. The Housing Element is the City’s plan
for achieving this objective.

As shown in Table 4-2, the City’s Zoning Code accommodates a wide variety of conventional and special
needs housing, including single-family dwellings, duplexes, multifamily, ADUs, manufactured housing,
mobile home parks, residential care facilities (small and large), and transitional and supportive housing.
Please note that the information contained in this table represents accurate information only at the time
of the Housing Element’s preparation; future amendments and modifications to the Zoning Code may
change the information in this table. All interested parties should refer directly to the Zoning Code to
ensure that the most accurate information is considered.

TABLE 4-2: PERMITTED RESIDENTIAL USES BY ZONE

. Residential Zones Commercial Zones
Housing Type
MD HD SC R/IR
Conventional Housing
Single-Family
--Detached P P P - Cup
--Attached CupP CupP P - Cup
Two-Family Dwelling (Duplex) -- P -- - --
Multifamily - - P - Cup
Congregate Housin
(Cor? do%imums) g cup | cup | cup N cupP
Accessory Dwelling Unit (ADU) P P P
Mobile/Manufactured Housing P P P - CuUpP
Mobile Home Park - - - P -- - P
Rooming House (includes
Employee Housing)
--Fewer than 4 units Cup P Cup P CUP
--4 or more units -- -- CuUp CUP Cup CUP CUP
Mixed-Use Residential -- -- -- - CUP -- - CUP
Special Needs Housing
Emergency Shelter -- -- -- -- ESP ESP -- CUP
Single Room Occupancy (SRO) -- -- Cup CUP - Cup
Source: City of Avalon Zoning Code, 2021
Notes: “P” = Permitted; “CUP” = Conditional Use Permit; “ESP” = Emergency Shelter Permit; and “--” = Not Permitted

1. Sanitariums, convalescent homes, and nursing homes allowed with a CUP.

Single-Family: Detached single-family dwellings and subdivisions are permitted by right within the LD,
MD, and HD zones. Attached single-family dwellings, which are units that are attached horizontally or
vertically, are allowed within the HD zones by right and in the LD, MD, and SC zones subject to a
Conditional Use Permit (CUP). Single-family redevelopment projects that meet certain criteria are
subject to a ministerial review. Single-family projects that are more complex, such as those proposing a
major subdivision, are reviewed by the Planning Commission.

Two-Family Dwelling Unit (Duplex): A duplex is generally defined as a two-unit housing structure with
separate entrances for each unit. Duplexes are allowed within the MD zone and are reviewed by the
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Planning Commission.

Multifamily: Multifamily developments are permitted in the HD zone by right. Multifamily projects are
reviewed by the Planning Commission. In the SC zone, multifamily uses are permitted with approval of a CUP.

Accessory Dwelling Unit (ADU): Government Code Section 65852.2(a)(1) allows local agencies to
designate areas within a city where accessory dwelling units (ADU) may be permitted and to impose
development standards addressing issues such as unit size, height, setbacks, lot coverage, parking,
landscaping, and architectural review. The City recently (2021) updated Chapter 9-5, Article 6 of its
Municipal Code to be consistent with California Government Code Sections 65852.150 and 65852.2, which
establish regulations for accessory dwelling units.

Avalon Municipal Code (AMC) Section 9-5.603 was amended to define an accessory dwelling unit as “an
attached or a detached residential dwelling unit that provides complete independent living facilities for
one or more persons and is located on a lot with a proposed or existing primary residence.” It also
includes: an efficiency unit, as defined by § 17958.1 of the California Health and Safety Code; and a
manufactured home, as defined by § 18007 of the California Health and Safety Code.

Construction of an ADU or JADU (junior accessory dwelling unit) is permitted on a lot in a residential or
mixed-use zone that allows residential uses and includes a proposed or existing dwelling. A building
permit is required for an ADU and JADU pursuant to compliance with the minimum requirements
described below and in AMC Sections 9-5.604 - 9-5.606. Construction of ADUs shall be permitted on any
residential or mixed-use zone that allows residential units, subject to the following criteria, which
include (but are not limited to):

e Sites developed or proposed to be developed with a single-family residence shall not be
permitted more than one ADU.

e Sites developed with a multifamily building may convert existing non-habitable square footage
within the building to a minimum one ADU and a maximum that shall not exceed twenty-five
percent of the number of units on the site. Sites developed with a multifamily building are also
permitted to construct two ADUs or to convert detached accessory buildings, garages, carports,
or covered parking structures to a maximum of two ADUs.

e A maximum of one JADU shall be permitted on a site developed or proposed to be developed
with a single-family residence, unless the subject site proposes or contains an attached ADU. In
such cases, a JADU shall not be permitted.

The approval process is ministerial in nature, and the City must approve or deny an application for a
building permit to construct an ADU or JADU within 60 days after receiving a complete application. If a
complete application for a building permit to construct an ADU or JADU is submitted in connection with
an application to construct a new primary dwelling on a lot, the application may not be approved until
the application is approved for the new dwelling. The application for the ADU or JADU must be processed
ministerially regardless of the approvals required for the primary dwelling.

The City has included Program 14 to review its current ADU ordinance for compliance with State
requirements and will work with the State to identify any necessary revisions to comply with State law.

Further, the ordinance sets forth the following development standards for ADUs:

TABLE 4-3: ADU AND JADU DEVELOPMENT STANDARDS

Additional
Provisions

Specific Regulations
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Minimum Size 220 sf 220 sf 220 sf

Maximum Size 1,000 sf 1,000 sf 500 sf 1)@ ((3)
Maximum Height 16 ft 16 ft Same as primary building

Minimum Side Yard Setback 41t 41t Same as primary building (4)
Minimum Rear Yard Setback 4t 4t Same as primary building 4)
Maxmum Lot Coverage/Use Same.as.zomng Same.as.zomng Same as zoning district 5)
Intensity district district

Minimum parking 1 space 1 space - (6)(7)(8)
Tandem Parking Permitted Permitted Permitted

Source: City of Avalon Zoning Code, 2021

1. The maximum size of a detached or attached ADU is 850 square feet for a studio or one-bedroom unit and 1,000 square feet
for a unit with two bedrooms. An attached ADU that is created on a lot with an existing primary dwelling is further limited to
50% of the floor area of the existing primary dwelling. Application of other development standards, such as FAR or lot coverage,
might further limit the size of the ADU, but no application of FAR, lot coverage, or open-space requirements may require the
ADU to be less than 800 square feet.

2. Existing accessory structures may be converted into an ADU and may be expanded by up to 150 square feet of the existing
footprint to accommodate ingress and egress only.

3. A junior accessory dwelling unit shall be constructed within the existing space of the proposed or existing single-family
dwelling or accessory structure, however, an expansion of not more than 150 square feet beyond the same physical dimensions
of the existing space of a single-family dwelling shall be permitted for purposes of accommodating ingress and egress.

4. No setback is required to construct an accessory dwelling unit within an existing structure that is converted to an accessory
dwelling unit or a new structure constructed in the same location and the same dimension as an existing structure.

5. No ADU may cause the total FAR of the lot to exceed 45% or cause the total lot coverage of the lot to exceed 50%, except
when this may require the ADU to be less than 800 square feet.

. No parking for the ADU is required if one or more of the following applies:

. The ADU is located within % mile walking distance of public transit.

. The ADU is located within an architecturally and historically significant historic district.

. The ADU is part of the proposed or existing primary residence or an accessory structure.

. When on-street parking permits are required but not offered to the occupant of the ADU.

. When there is a car share vehicle located within one block of the ADU.

. When a garage, carport, or covered parking structure is demolished in conjunction with the construction of an accessory
dwelling unit or converted to an accessory dwelling unit, the city shall not require the replacement of off-street parking spaces.
8. The parking space may be provided in setback areas or as tandem parking.

~ND OO T O o

Manufactured Housing: State law requires that manufactured housing, when constructed as a single-
family dwelling on a permanent foundation, be treated as a conventional single-family home subject to
the same development standards as a single-family residential dwelling on the same lot would require,
except for architectural requirements limited to its roof overhang, roofing material, and siding material.

Manufactured homes may be placed on individual lots that allow single-family residential uses provided
that the homes are attached to a foundation system in compliance with all applicable building regulations
and Section 18551 of the Health and Safety Code and occupied only as a residential use. Manufactured
homes are subject to all Zoning Code provisions applicable to residential structures.

Mobile Home Park: Mobile home parks, including manufactured home parks, that conform to the State
Mobile Home Parks Act (Division 13, Part 2.1 of the California Health and Safety Code, commencing with
Section 18200) or the implementing State guidelines (Title 25, Division I, Chapter 2 of the California Code
of Regulations) and Section 18300 of the Health and Safety Code, are allowed in the L/M and R/R zones
by right.

Rooming House (includes Employee Housing): Rooming houses include a lodging house or other building
where sleeping or rooming accommodations are furnished to the public, whether with or without meals.
This would include hotels, motels, and boarding houses, as well as employee housing as provided in
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Chapter 9-11 of the Zoning Code. Does not include rest homes or convalescent homes. Rooming houses
with fewer than four units are are allowed in the C and R/R zones by right and in the HD, SC, and P zones
with a CUP. Rooming houses with four or more units are permitted in the HD, C, SC, R/R and P zones
with a CUP.

Rest Homes: Rest homes provide housing or lodging to convalescents, invalids, or aged persons, but does
not include surgery or the care of persons with contagious or communicable diseases. This includes
convalescent home and home for the aged. In Avalon, rest homes are addressed under the definition of
congregate housing project, which includes a residential condominium, community apartment house, or
stock cooperative project, as the case may be.

Emergency Shelter: Emergency shelters are allowed in the commercial zones (C and SC) subject to
ministerial review and approval and compliance with objective standards consistent with the
requirements identified in Government Code Section 65583(a)(4).

No emergency shelters are currently located within Avalon. While all of the City’s commercial parcels
are developed (consistent with all other areas of the City), there are vacancies within existing buildings,
allowing for potential adaptive reuse of existing space. These parcels are infill sites in developed areas
and are suitable for emergency shelters. Water, sewer, and utilities are available in the roadways
adjacent to these parcels.

The C and SC zones are suitable for emergency shelters because:

e Shelters are compatible with a range of uses that are common in suburban communities and
allowed in the commercial zones (e.g., grocery stores, medical clinics, office buildings, public
buildings, etc.);

e The C and SC zones are located along major corridors with easy access to public transit;

e There is a mixture of existing uses in the commercial zones that include retail, office uses, public
facilities, light industrial; and

e Although hazardous materials may be present and used on some of the properties within the C
and SC zones, the majority of parcels are not known to be constrained by the presence of
hazardous materials.

Low Barrier Navigation Center: A low barrier navigation center is a housing first, low-barrier, service-
enriched shelter focused on moving people into permanent housing that provides temporary living
facilities while case managers connect individuals experiencing homelessness to income, public benefits,
health services, shelter, and housing. AB 2162 requires jurisdictions to further streamline approval of
eligible low barrier navigation center applications in areas zoned for mixed-use and residential zones
permitting multifamily uses, subject to specific criteria. The City’s Zoning Code does not conform to
these recent requirements; however, Program 17 in the Housing Plan requires the Zoning Code to be
updated to address AB 2162.

Transitional and Supportive Housing: Transitional housing is a type of housing used to facilitate the
movement of homeless individuals and families to permanent housing. Transitional housing can take
several forms, including group quarters with beds, single-family homes, and multifamily apartments and
typically offers case management and support services to return people to independent living (usually
between 6-24 months). The Zoning Code currently does not address transitional housing. Program 17 will
update the Zoning Code to allow transitional housing consistent with Government Code Section 65582(j).

According to the National Housing Institute, supportive housing is permanent housing with a service
component, which can be provided either on-site or off-site. The Zoning Code does not currently address
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supportive housing. Program 17 will update the Zoning Code to allow supportive housing consistent with
Government Code Section 65582(g).

Senate Bill 2 provides that transitional housing and supportive housing that is a rental housing
development constitutes a residential use. It requires zoning to treat such uses as a residential use and
subject only to those restrictions that apply to other residential uses of the same type in the same zone.
The Zoning Code does not currently allow transitional and supportive housing as a residential use.
Program 17 will update the Zoning Code to allow transitional and supportive as a residential use, subject
to the same permitting process and development standards as other residential uses in the residential
and mixed-use zones.

Single-Room Occupancy (SRO): Single-room occupancy (SRO) facilities are a housing type that is
considered suitable to meet the needs of extremely low, very low, and low-income households. With
high housing costs, many communities in California are exploring the use of single-room occupancy
housing to fulfill the affordable housing needs of certain segments of the community, such as seniors,
students, and single workers. The Avalon Zoning Code defines SRO facilities as providing six or more
dwelling units where each unit has a minimum floor area of 190 square feet and are operated on a
monthly basis or longer. SROs are permitted in the HD, L/M, and SC zones subject to a CUP.

Housing for Disabled Persons: On January 1, 2002, SB 520 became effective and required local
jurisdictions to analyze local government constraints on developing, maintaining, and improving housing
for persons with disabilities. In accordance with SB 520 and Government Code 65583(a)(7), the City
recognizes the importance of providing housing for persons with disabilities. Persons with disabilities
have a number of specific housing needs, including those related to design and location. Design needs
generally include the removal of architectural barriers that limit the accessibility of dwelling units and
construction of wheelchair ramps, railings, etc. Location needs include accessibility to public
transportation, commercial services, health care, and supportive services. Some persons with disabilities
need group housing opportunities, especially those who are lower-income or homeless. The following
discussion addresses these issues and determines that no specific City policy or regulation serves to
impede the access that persons with disabilities have to housing that suits their specific needs.

Zoning and Land Use: The General Plan and Zoning Code provide for the development of multifamily
housing in the HD zone by right. Traditional multifamily housing for persons with special needs, such as
apartments for the disabled, are considered regular residential uses permitted in these zones. The City’s
land use policies and zoning provisions do not constrain the development of such housing.

Under the Lanterman Developmental Disabilities Services Act (Lanterman Act), small State-licensed
residential care facilities for six or fewer persons must be permitted in all zones that allow single or
multifamily uses, subject to the same permit processing requirements and development standards. The
City of Avalon’s Zoning Code currently does not comply with the Lanterman Act. Program 17 will update
the Zoning Code to address residential care facilities and allow occupancy standards for residential care
facilities are the same as occupancy standards for all other residential uses. The Zoning Code will also
accommodate transitional and supportive housing in all residential zoning and mixed-use zoning districts
and subject only to the same requirements for residential uses of the same type (e.g., single-family or
multifamily) in the same zone. These facilities may serve persons with disabilities.

Building Code: Building construction and procedures within Avalon are required to conform to the 2019
California Building Code, as adopted in Title 8 of the City’s Municipal Code. Standards within the Building
Code include provisions to ensure accessibility for persons with disabilities. These standards are
consistent with the Americans with Disabilities Act (ADA). No local amendments that would constrain
accessibility or increase the cost of housing for persons with disabilities have been adopted and City
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officials are not aware of any instances in which an applicant experienced delays or rejection of a
retrofitting proposal for accessibility to persons with disabilities.

Reasonable Accommodation: Both the federal Fair Housing Act and the California Fair Employment and
Housing Act direct local governments to make reasonable accommodation (i.e., modifications or
exceptions) in their zoning laws and other land use regulations to allow disabled persons an equal
opportunity to use and enjoy a dwelling. For example, it may be a reasonable accommodation to waive
a setback requirement so that elevated ramping can be constructed to provide access to a dwelling unit
for a resident who has mobility impairments. Whether a particular modification is reasonable depends
on the circumstances and must be decided on a case-by-case basis.

Reasonable accommodation refers to flexibility in standards and policies to accommodate the needs of
persons with disabilities. The City’s zoning and building codes, as well as approach to code enforcement,
allow for special provisions that meet the needs of persons with disabilities without the need for
variances. The City’s Reasonable Accommodation Ordinance is codified in Chapter 1-8 of the Municipal
Code.

The City’s ADA Coordinator has administrative/ministerial authority to hear and decide applications for
reasonable accommodation to allow reasonable remedy from zoning and other land use regulations,
policies, and procedures for individuals with physical or mental impairment. A request for reasonable
accommodation may include a modification or exception to the rules, standards, and practices for the
siting, development, and use of housing or housing-related facilities that would eliminate regulatory
barriers and provide a person with a disability equal opportunity to housing of their choice.

Reasonable accommodation applications are not charged a fee for review and the reviewing authority
must consider all of the following factors:

1. Whether the request for accommodation is reasonable and necessary to afford the applicant with
equal opportunities as citizens who are not disabled;

2. Whether there are preferable and feasible alternatives to the requested accommodation that
may provide an equivalent level of benefit;

3. The physical attributes of any proposed changes to properties and structures;

4. Whether the requested accommodation will require a fundamental alteration of the City's rules,
regulations, policies, practices, or procedures;

5. Whether the requested accommodation will result in an undue financial or administrative burden
to the City;

6. If zoning related, whether the requested accommodation would result in a detriment to the
character of the neighborhood;

7. Whether the requested accommodation, under the specific circumstances, will result in a direct
and significant threat to the health or safety of other individuals or property; and

8. Any other factors that may have bearing on the request.

Conclusion: Current planning policies and zoning regulations have mitigated potential constraints to the
availability of housing for persons with disabilities. The City has analyzed its Zoning Code and procedures
to ensure that it is providing flexibility in, and not constraining the development of, housing for persons
with disabilities.

Development Standards
Development standards directly shape the form and intensity of residential development by providing
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controls over land use, heights and volumes of buildings, open space on a site, etc. Site development
standards also ensure a quality living environment for all household groups in the City, including special
groups such as lower and moderate-income households and senior citizens. Table 4-4 summarizes
development standards in the residential zones (LD, MD, HD, and L/M), including density, minimum lot
size, setbacks, lot coverage, and building height, by zoning district.

TABLE 4-4: BASIC RESIDENTIAL DEVELOPMENT STANDARDS

Development Standard

Density Maximum (units per acre) 101 20 40 40
4,4008 (single-
Minimum Lot Area family detached)
. . 4,4 2,2 N
(square feet) N/A# (single-family 00 00 one
attached)
Minimum Lot Width 50 feet 25 feet None
Maximum Lot Coverage (% of gross lot 80% None
aron) g g 40% 50% (Hilside and |
steep lots 70%) P
1-2 story
1-2 story 130%;
<14° average slope 100%; Sory o
3 story 180%
FAR 1-2 story 80%; 3 story 150% None
3 story 120%. 1-2 story 70% specified

Hillside and steep y ’ 3 stor izo(yo 1-2 story 100%; P

lots y ’ 3 story 150%
Sethacks (feet) 10 all sides 10 all sides 3-5 all sides 10

For lots with <14° average slope: 28 feet and two
stories.

For hillside lots: 14 feet above the upper lot line and 32
feet on any part of the lot's natural surface, and three
Maximum Dwelling Height stories. (5)
For steep hillside lots: 14 feet above the upper lot line
and 40 feet above any part of the lot's natural surface.
Number of stories determined by the applicable Building
Code requirements.

Sources: City of Avalon Zoning Code, 2021; City of Avalon Design Guide for Highest Density Residential and Mixed Use
Development, 2012

1. Maximum permitted density:

a. Ten dwelling units per acre for slopes under 30°.

b. Five dwelling units per acre for slopes from 30° to 50°.

¢. One dwelling unit per acre for slopes 50° or more.

d. Clustered developments up to 10 dwelling units per acre for slopes under 30°.

e. Density transfer can be permitted to a maximum density of 20 units per acre under a conditional use permit provided it does
not exceed overall density of 10 units per acre.

2. Does not include premises in the HD zone located in the area bordered by Clemente Avenue northwest of Third Street to
Tremont Street, Sumner Avenue northwest of Beacon and Tremont Street (southwest side only)

3. Minimum lots shall be multiplied by two for lots with slopes of 30° to 50°, and by 10 for lots with slopes of more than 50°.
4. No minimum, however, no more than 30 residential building lots per acre will be allowed, provided that overall project
density does not exceed 10 dwelling units per acre for slopes under 30°.

5. Maximum permitted heights as follows:

a. For lots of 10° average slope or less: No portion of the building may exceed a height greater than 28 feet above the lot's
natural surface and shall not be more than two stories;
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b. For lots of 20° or greater: No portion of the building may exceed a height greater than 14 feet above the upper lot line and
40 feet on any part of the lot's natural surface;
c. For lots of 11° to and including 19° average slope: measurement of the applicable height envelope may be pursuant to (a) or

(0).

Residential Parking Requirements

Parking standards are an important development regulation in communities. The City’s parking
requirements are intended to ensure that adequate off-street parking and loading facilities are provided
in proportion to the need created by the type of use. Adequate parking for residential projects
contributes to the value of a project, the safety of residents, and the quality of a project’s appearance.
However, excessive parking standards can pose a significant constraint to the development of housing
because they can reduce the buildable area on a site and impact the funding available for project
amenities or additional units.

TABLE 4-5: RESIDENTIAL PARKING REQUIREMENTS

Requirement Additional Regulations

Residential Uses ° 1 space per unit --

1 autoette space is required if the
development proposal consists of
the addition of square footage equal
to 50% or more of the square
footage of the existing or previously
existing structure

HD Zone Designated Area | o 1 autoette space

L/M Zone e To be determined by the Commission -

No parking is required if ADU is:

e Located within 0.5 mile walking
distance of public transit

e Located within an architecturally
and historically significant
historic district

e Part of the proposed or existing
primary residence or an
accessory structure

e When on-street parking permits
are required but not offered to
the occupant of the ADU

e When there is a car share
vehicle located within one block
of the ADU

e 1 space per ADU!

Accessory Dwelling Unit .
e No spaces required for JADU

Emergency Shelter o 1 off.street parking space for employee B
parking

SRO e To be determined by the Commission -

Sources: City of Avalon Zoning Code, 2021.

1. When a garage, carport, or covered parking structure is demolished in conjunction with the construction of an ADU or
converted to an ADU, those off-street parking spaces are not required to be replaced.

The City has provisions to waive or reduce the parking requirements for projects that include affordable
housing units, and also allows for parking reductions for senior housing developments. A parking reduction
is also available through the CUP process for housing for persons with disabilities. Moreover, affordable
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housing developments that are eligible for a density bonus pursuant to Government Code Section 65915-
65918 are eligible to use parking standards established by State Density Bonus law.

4C. Development Review Process

The time and cost of permit processing and project review can be a constraint to housing development
if significant development review is required. Project review and permit processing are necessary steps
to ensure that residential construction complies with applicable codes and standards. The time required
for project approval is often not so much a factor of the approval body (Director versus Planning
Commission), but the complexity of the project and associated environmental review. Occasionally, small
projects can be approved administratively and are generally less complex and take a shorter time to
obtain appropriate approvals. However, even some smaller infill projects, as well as large and more
complex projects subject to the California Environmental Quality Act (CEQA), require a public hearing
before the Planning Commission. This is in part due to Coastal Development Permit requirements, which
the City must comply with.

The City reviews all applications for development prior to issuance of building permits to ensure the
construction of projects that contribute in a positive manner to the community and improve quality of
life. Residential development projects typically undergo several types of approvals - ministerial,
discretionary actions, and legislative actions. This section outlines the timeline for typical residential
development review and describes the permitting requirements and procedures for Design Review,
Conditional Use Permits (CUP), Subdivision Maps, etc. Based on the development activity during the 5%
Cycle RHNA period, the City’s processing and permitting procedures do not appear to unduly constrain
the development of housing.

Timeframes

Processing times for applications in Avalon vary based upon the scope and type of project. The amount
of time involved in processing applications depends on the type of project, t