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SECTION 1 - INTRODUCTION 

1.1 INTRODUCTION TO THE HOUSING ELEMENT 

The State of California requires that all local governments (both cities and counties) to prepare and 

maintain housing elements to identify planning strategies so as to conserve, rehabilitate, and provide 

housing to meet the existing and future needs of the community. Specific requirements concerning the 

scope and content of housing elements have been established by the State Legislature over the years. The 

Department of Housing and Community Development (HCD) is the State Agency that is responsible for 

ensuring that State housing law is being implemented at the local level. As a result, HCD is responsible 

for reviewing and approving (certifying) those housing elements that have been prepared by local 

governments. The State housing element requirements are designed to address the following concerns: 

• Local governments must recognize their responsibility in contributing to the attainment of the 

State's housing goals. 

• Local governments must prepare and implement housing elements that are coordinated with State 

and Federal efforts in providing opportunities for new housing. 

• Local governments must cooperate with other agencies and governments to address regional 

housing needs. 

This Housing Element establishes goals and policies to address the housing needs for the City of 

Montebello. The focus of this Element is to conserve the existing housing resources through housing 

rehabilitation and to provide opportunities for new housing. 

1.2 OVERVIEW OF THE CITY OF MONTEBELLO 

This Housing Element applies to the land area included within the City's corporate boundaries and the 

unincorporated areas the City have designated in its Sphere of Influence. The City of Montebello is 

located approximately seven miles southeast of downtown Los Angeles and is bounded by the cities of 

Monterey Park and Rosemead on the north; the City of Commerce and unincorporated portions of Los 

Angeles County on the west; the Whittier Narrows Recreation area on the east; the City of Commerce on 

the southwest; and the City of Pico Rivera on the southeast. The regional location of the City is shown in 

Exhibit 1-1 while a City-wide map is provided in Exhibit 1-2. 

The first European settlement in Montebello dates back to the founding of the original San Gabriel 

Mission by the Franciscan Missionaries, Fathers Angel Somera and Pedro Cambon. This mission was 

founded on September 9, 1771, on a site near San Gabriel Boulevard adjacent to the Rio Hondo River. The 

Mission was the third in a system comprised of 21 missions established under the direction of Father 

Junipero Serra. 
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EXHIBIT 1-1. REGIONAL LOCATION OF THE CITY OF MONTEBELLO 
SOURCE: QUANTUM GIS 
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The Mission managed to flourish under hardships, but heavy rains and the resulting flooding caused the 

mission to relocate to its permanent location in San Gabriel in 1776. The City of Montebello originally 

consisted of parts of Rancho San Antonio, Rancho La Merced, and Rancho Paso de Bartolo. Also within 

the City, on the banks of the Rio Hondo River, the last armed conflict was staged with Mexico for 

possession of California at the Battle of the Rio San Gabriel on January 8, 184 7. 

Following the Civil War, one of the early settlers in the area, Alessandro Repetto, constructed a ranch 

located ½-mile north of where Garfield Avenue crosses the Pomona Freeway. Repetto never married and, 

when he died in 1885, his brother Antonio sold his inheritance to Harris Newmark, Kaspar Cohn, John A. 

Bicknell, Stephen M. White, and I.W. Hellman, a group of business men well known in Los Angeles 

financial circles at that time. The landholdings of Newmark and Cohn consisted of 1,200 acres that 

included what is now the City of Montebello. The original town site of forty acres was bounded by First 

Street on the east, Fifth Street on the west, Cleveland Avenue on the north, and Los Angeles Avenue on 

the south. 

Originally an agricultural community, Montebello had an ideal climate, productive soil, and an abundance 

of water for farming. From the turn of the century continuing through the 192o's, the area was well 

known for its production of flowers, vegetables, berries, and fruits. The discovery of oil by Standard Oil 

Company on the Anita Baldwin property in 1917, brought about a new era for the City. By 1920, 

Montebello oil fields accounted for one-eighth of total California crude oil production. On October 19, 

1920, Montebello was incorporated as the 35th city in Los Angeles County. 

Montebello has a total land area of 8.25 square miles. According to the most recent (January 1, 2017) 

DOF estimates, the City's population was 63,917 persons. The same DOF estimates indicated there a total 

of 63,517 housing units located in the City including 9,821 single-family detached units, 1,612 single­

family attached units, 8,270 duplex and multiple-family units, and 266 mobile home units. 

1.3 PURPOSE AND AlITHORITY OF THE HOUSING ELEMENT 

The City of Montebello endeavors to provide a balanced housing supply in various ways. The City aims to 

address future housing needs through long-range planning, the removal barriers to housing, and the 

utilization of available resources to conserve existing housing and to provide new housing. The key 

objectives of this Housing Element include the following: 

• To minimize governmental constraints, market constraints, and environmental constraints that 

may impede the development of new housing; 

• To ensure that fair and equal housing laws are enforced; 

• To address future housing needs by expanding housing opportunities in the City; 

• To increase the supply of affordable housing stock through new housing construction and the 

conservation of existing housing stock; and, 
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• To review the development standards for residential development as a means to improve site 
design, architectural quality, and the livability of multi-family housing for all segments of the 
community. 

State law requires counties and cities to update housing elements every five years to better reflect changes 
in the market condition. The previously adopted Housing Element addressed housing conditions between 
January 1, 1989, and December 31, 1997. Because the City of Montebello did not adopt an updated 
element for the previous planning period, this Housing Element also analyzes housing needs for the 
previous 4th Cycle planning period (2008-2014) as well as the current 5th Cycle planning period (2014-
2021). This Housing Element differs from the other General Plan Elements in that the Housing Element 
was reviewed by HCD to ensure it conforms to State requirements. Pursuant to State law (Section 65580) 
of the Government Code, this Housing Element must conform to the following requirements: 

• This Housing Element must identify sites, with appropriate zoning, development standards, and 
infrastructure to accommodate the City's Regional Housing Needs Assessment (RHNA). 

• This Housing Element must examine strategies that will assist in the development of new housing 
designed to meet the needs of existing and future residents. 

• This Housing Element must identify and address potential governmental constraints that may 
impede the maintenance, improvement, and development of new housing, including housing for 
lower income households and for persons with disabilities. 

• This Housing Element must strive to conserve the existing affordable housing stock and to 
preserve lower income housing developments that exist in the City. 

• This Housing Element must continue to support equal housing regulations for all persons, 
regardless of race, religion, sex, marital status, ancestry, national origin, color, familial status, or 
disability. 

This Housing Element establishes specific actions, objectives, and timelines for addressing the above 
requirements. In response to changing State law pertinent to housing elements, this Housing Element 
also addresses new State laws that are intended to facilitate and expedite the construction of affordable 
housing. The more recent regulations related to the scope and content of local housing elements include 
the following: 

• Extremely Low Income Households. AB 2635 requires local jurisdictions to assess the housing 
needs of extremely low income households, in addition to the established requirement to examine 
the needs of very low, low, and moderate income households. Extremely low income households 
are defined as households with annual incomes of less than 30% of the median income for the 
County (also referred to as the Area Median Income). 
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• Land Inventory and Analysis. AB 2348 (Chapter 724) amended the housing element law to 
include more specific requirements related to the analysis of available land for new housing. 
Specifically, the land inventory must include parcel-specific listing of available sites. The land 
inventory is included in Appendix B of this Housing Element. 

• Constraints for Persons with Disabilities. SB 520 requires that housing elements identify 
potential and actual constraints on the development, maintenance and improvement of housing 
for persons with disabilities. The State now requires all cities to maintain a "reasonable 
accommodation ordinance" to ensure that zoning and development requirements do not hinder 
the implementation of housing improvements that aid disabled persons. 

• Emergency shelters. SB 2, Chapter 633 requires that local governments assess homeless need 
and identify opportunities for addressing this need through establishing candidate sites for 
potential emergency shelters. The requirement is related to the provision of appropriate zoning 
regulations that would permit such uses in a particular zone by right. The law does not require 
the City to construct and/ or operate an emergency shelter. 

• Density Bonus Requirements. The City is required under State law to have adopted density bonus 
regulations in its Zoning Ordinance. The Density Bonus Law is found in California Government 
Code Sections 65915-65918. A developer who meets the requirements of the State law is entitled 
to receive the density bonus and other benefits. 

• Energy Conservation. The City is now required to review the Zoning Ordinance and subdivision 
requirements, as well as other applicable codes, to promote energy conservation in housing 
rehabilitation and in the construction of new housing. This effort will supplement existing City 
initiatives related to the enforcement of the State's construction codes that require the installation 
of energy efficiency equipment and appliances in new development. 

• Single-Room Occupancy Housing. The State requires all cities to update their zoning ordinances 
to provide for single room occupancy (SRO) housing. A SRO development may serve as an 
important source of affordable housing for lower-income individuals, seniors, and persons with 
disabilities. 

• Supportive and Transitional Housing. The State requires all cities to update their zoning 
ordinances to provide for supportive and transitional housing. The State requires that local 
governments take a proactive role in facilitating the review and approval process. As a result, the 
City will be required to amend its Zoning Ordinance to permit such housing in its residential zone 
districts as a permitted use. 
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1.4 REIATI0NSHIP TO OTHER GENERAL PIAN ELEMENTS 

The Montebello General Plan consists of the following twelve elements: Circulation Element, 
Conservation Element, Housing Element, Land Use Element, Noise Element, Open Space Element, Parks 
and Recreation Element, Population Element, Redevelopment Element, Safety Element, Scenic Highways 
Element, and Seismic Safety Element. This Housing Element builds upon the policy direction provided 
by the other Elements, and has been reviewed for consistency with the other General Plan policies and 
programs. The City's last comprehensive General Plan Update that was adopted occurred in the mid-
197os. Just before the 2008 recession, the City initiated a comprehensive update though the effort was 
suspended due to the budget crisis created by the Great Recession and the elimination of Redevelopment 
in the City. The City did undertake an update of the Housing Element and completed a Safety Element 
update. Housing-related policies are found in the Land Use and Redevelopment Elements that are 
included in the current adopted General Plan and these policies are listed below (verbatim): 

• Land Use Element, Policy 1. Residential development should aim for the density standards 
outlined in the Housing Element of the General Plan. 

• Land Use Element, Policy 2. Residential development of varying densities and housing types 
should be compatible among themselves and with adjacent commercial and industrial 
development. 

• Land Use Element, Policy 3. Opportunities for a variety of living needs should be 
available in various locations throughout the City. 

• Land Use Element, Policy 4. The existing medium density residential area characterized by 
mixed housing types in the central portion of Montebello should be retained. 

• Land Use Element, Policy 5. Large concentrations of high and very high density residential 
development should be avoided. 

• Land Use Element, Policy 6. The City's supply of older housing which is in good condition 
should be preserved. 

• Land Use Element, Policy 7. Residential neighborhoods should be quiet, safe, and pleasant areas 
in which to live. They should be free from through traffic movements and encroachment of 
incompatible land uses. 

• Redevelopment Element, Policy 1. Cooperate with private enterprise, community and public 
agencies and commissions in identifying areas and establishing priorities, objectives, and 
workable programs for the systematic maintenance and revitalization of residential, commercial, 
and industrial neighborhoods. 
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• Redevelopment Element, Policy 2. Identify pockets of declining or unstable economic land use 
characteristics and develop methods of a continuing inventory of such areas. 

• Redevelopment Element, Policy 3. All neighborhood revitalization programs shall be coordinated 
with and complimentary to the goals and objectives established in the land use element of the 
plan. 

• Redevelopment Element, Policy 4. Examine and outline programs to facilitate the revitalization 
of neighborhoods. This shall include coordination of all city departmental services, as well as all 
other private and public agencies. 

• Redevelopment Element, Policy 5. Examine systems for public right-of-way vacations and 
reductions to effect property consolidations in connection with revitalization programs. 

• Redevelopment Element, Policy 6. The objectives of neighborhood revitalization programs shall 
be to improve the environmental quality within the neighborhoods and encourage private 
investments, broaden the tax base, avoid economic waste, increase retail sales, provide 
employment and improve housing in the manner consistent with other community goals. 

• Redevelopment Element, Policy 7. Continuously evaluate the needs, problems and condition of 
housing within the City and endeavor to maintain an adequate supply of good housing through 
programs of code modification and enforcement and incentives to private developers. 

• Redevelopment Element, Policy 8. Set guidelines for supporting land use maintenance codes and 
enforcement programs. 

This Housing Element also recognizes the overall development capacity levels identified in the Land Use 
Element. The Land Use Element is also referred to in the identification of the appropriate locations for 
new housing development. At such time the remaining General Plan Elements are amended, this Housing 
Element will be reviewed to ensure continued internal consistency among the elements is maintained. 

1.5 PUBLIC PARTICIPATION 

One of the best ways of achieving the City's housing vision is through community input. This section 
describes the various community groups and events where the public was or will be able to provide input 
regarding the Housing Element's development. As part of an earlier comprehensive General Plan Update, 
the City undertook an extensive public outreach program that consisted of the following activities: 

• The outreach program included the establishment of a General Plan Advisory Committee. The 
GP AC conducted eight meetings over a two-year period during which time they formulated 
policies and recommended land uses changes to achieve City housing, economic, and quality of 
life goals. 
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• City Council/Planning Commission Workshops were also conducted to identify planning issues, 
to confirm key General Plan goals and policies, to identify land use alternatives, and to review the 
draft General Plan document. 

• Community workshops were held to identify key topics and issues to assist in the development of 
goals and policies and the selection of the preferred land use plan. The workshops helped identify 
key housing issues such as the need for a smooth transition from high to low-density housing 
along Beverly Boulevard, incompatible residential and industrial lands uses on Maple Avenue and 
elsewhere in the southern portion of the City, and a need for mixed-uses and single-family 
affordable housing. 

Additional public participation and outreach has been for the current Housing Element Update. Various 
versions of the Draft Housing Element were also placed on the City's website so the public would have an 
opportunity to review the Element during the course of its preparation. A number of housing and service 
providers, and others who have historically requested Community Development Block Grant (CDBG) 
funding, were also requested to comment on the Housing Element and on other housing-related issues, 
including the provision of affordable housing. 

The City conducted a Housing Element Community Meeting on August 2017 which was relatively well 
attended. The public was informed about the Housing Element process and the key issues that have been 
identified thus far. The major issues raised by those in attendance included the following: 

• The high cost for housing in the City was a major concern for some of the persons in attendance. 
Long-time residents indicated that their grown children were not able to afford housing in the 
City. 

• One comment centered around problems related to the banking crisis beginning in 2008 and the 
continued number of foreclosures in the community and the detrimental impacts of these 
foreclosures on the community. 

• Newer residential developments in the have occurred at higher densities and there is a concern 
that new development and future zone changes could potentially lead to land use conflicts and 
incompatible uses. 

• Public services may not be able to meet the demand resulting from new development. 

• New residential development, especially in the Montebello Hills, may result in significant impacts 
on the environment. 

The aforementioned community meetings were followed up the next day by a study session that was held 
before the Planning Commission. At this Planning Commission meeting, a brief presentation was made 
which was followed up by a question and answer session. All of the public hearings will be advertised in 
the local newspaper with additional notices mailed to interested citizens and community groups. Once 
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the public hearings and the related public review is completed, the City Council will adopt the Element. 

A number of housing and service providers were contacted to comment on the key housing-related issues 
facing the City, including the provision of affordable housing. The service providers were personally 
contacted as a follow-up. The key groups that were contacted as part of the Housing Element update 
process included the following: 

• The Montebello Unified School District; 

• The Montebello Housing Development Corporation; 

• Genesis Social Services, Inc.; and, 

• Heart of Compassion (Food) Distribution. 

The predominant concerns identified by the representatives contacted were related to the scarcity of 
resources that are required to address the current demand. Many more persons are in need of affordable 
housing compared to what is actually available. There is a perception that, while there are new housing 
opportunities in the City, this new housing is largely market rate. There is also a perception that there is 
an increase in homelessness in the City. 

The City placed the Draft Housing Element on the City's website so the public would have an opportunity 
to review the Element during the course of its preparation. Following the preparation of the Draft 
Housing Element, the City Council (in its capacity as Planning Commission) conducted public hearings. 
All public hearings were advertised in the local newspaper, with additional notices mailed to interested 
citizens and community groups. Once the public hearings and the related public review were completed, 
the City Council adopted the Element. 

t.6 SOURCES OF INFORMATION 

The primary source of information used in the compilation of demographic, housing, and socio-economic 
information required as part of this Housing Element's preparation included data collected by the U.S. 
Bureau of the Census. These statistics are collected every ten years as part of the national census. The 
most recent census �as completed in 2010. In addition, annual updates are provided through the 
American Community Survey (ACS) estimates. The Census Bureau divided the United States into 
geographical units to assist in the enumeration and interpretation of the data. The largest of these units is 
the Standard Metropolitan Statistical Area, or SMSA, which corresponds to the larger, more populous 
regions in the United States. The City of Montebello is located within the Los Angeles-Long Beach SMSA, 
which corresponds to Los Angeles County. A number of additional sources were referred to and relied 
upon in the preparation of this Element. These sources include: 
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• The State Department of Finance (DOF) Demographic Research Unit was a source of population 
and housing information. The DOF publishes population and housing estimates for California 
cities and counties on an annual basis. 

• The Southern California Association of Governments (SCAG) is required under State law to 
prepare population, housing, and employment projections that are to be used in the development 
of the region's Growth Management Plan. These projections are used in the determination of the 
City's Regional Housing Needs Assessment (RHNA). 

• Land use and housing condition surveys were conducted during the preparation of this Housing 
Element. 

• The U.S. Department of Housing and Urban Development (HUD) was consulted to collect data, 
which is drawn from Census 2010 data that was used to identify the number of households that 
are overpaying for housing. This data is based on special tabulations from sample Census data. 

• Finally, the Consolidated Annual Performance and Evaluation Report (CAPER) for fiscal year 
2011-2012 was also reviewed and pertinent statistical data used. 
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SECTION 2 - HOUSING NEEDS AsSESSMENT 

This Section of the Housing Element (the Housing Needs Assessment) presents information regarding the 
City's population, demographics, housing characteristics, and employment trends. This section of the 
Element considers the following: 

• Population Characteristics includes an analysis of population growth trends, age characteristics, 
and ethnicity of the City's residents; 

• Household Characteristics provides an overview of the key socioeconomic characteristics 
germane to housing need; 

• Employment and Economic Characteristics describes those economic and market factors 
relevant to the maintenance of existing housing and the production of new housing in the City; 

• Special Housing Needs Groups includes a discussion of those City residents that have special 
housing requirements; and, 

• Housing Unit Characteristics focuses on trends in residential development, housing unit types, 
and housing tenure. 

2.1 POPULATION CHARACTERISTICS 

Similar to population trends of other Southern California communities, Montebello experienced steady 
population growth in its earlier days and a boom after the end of World War II. Population growth 
continued into the 198o's though the rate of growth slowed in the decade following 2000 due to 
demographic trends and limited new housing development. According to the most recent 2017 State 
Department of Finance estimates, the City's current population is 63,917 persons. Population growth 
trends for the City are illustrated in Exhibit 2-1 and are summarized below in Table 2-1. 

Table 2-1 
Population Growth Trends: 1960 to 2017 

Year I Population I %.:1 

1960 32,097 ---

1970 42,807 33.4% 

1980 52,929 23.6% 

1990 59,564 12.5% 

2000 62,150 4.3% 

2010 62,500 o.6% 

2017 63,917 2.3% 

Source: U. S. Bureau of the Census (1960 to 2010) and DOF 2017. 
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ExHIBIT 2-1 - POPULATION GROWTH IN MONTEBELLO 
SOURCE: U. S. CENSUS AND DOF 

2017 

Comparison of 1990 to 2017 population trends to those of surrounding communities and the County 
shows that Montebello had a relatively modest population growth rate of 5.7% from 1990 to 2013 (refer to 
Table 2-2). According to the most recent 2017 DOF estimates, the City's population increased by 4,353 
persons between 1990 and 2017. 

I Jurisdiction 

Montebello 

El Monte 

Monterey Park 

Whittier 

Los Angeles County 

Table 2-2 
Population Trends 

Population 

1990 2000 

59,564 62,150 

106,209 115,965 

60,738 60,051 

77,671 83,680 

8,863,164 9,519,338 

%.!1 

2017 1990 to 2017 

63,917 7.3% 

114,268 7.5% 

61,606 1.4% 

87,708 12.9% 

10,241,278 15.5% 

Sources: Census 1990 and 2000 U. S. Census and 2017 DOF Estimates. 

2.2. AGE CHARACTERISTICS 

The median age of Montebello's residents increased from 30-4 years of age in 1990 to 34.7 years of age in 
2010. As is demonstrated in Table 2-3, the City's population is aging. The proportion of children and 
young adults have experienced significant declines while the middle-aged and senior population (with the 
exception of seniors over 65 years of age) have experience substantial growth. This trend is a reflection of 
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aging households where the children ofthe previous several decades have grown up and left home. The 

age characteristics of the City's population are summarized in Table 2-3 and illustrated in Exhibit 2-2. 

Table 2-3 
Age Distribution in Montebello: 1990 and 2010 

1990 2010 I Age Range %11 
No. % No. % 

Under 5 years of age 4,986 8-4% 4,299 6.9% -13.8% 

5-24 years of age 18,586 31.2% 18,257 29.3 -1.8% 

25-34 years of age 10,890 18.3% 8,935 14.3% 14.2% 

35-44 years of age 7,556 12.7"/o 8,632 13.9% 45.1% 

45-54 years of age 5,316 8.9% 7,711 12.4% 19.7% 

55-64 years of age 5,133 8.6% 6,146 9.9% 20.1% 

Seniors 65 and over 7,097 11.9% 8,520 13.7"/4 -13.8% 

Median Age 30.4 34.7 

Source: Census 1990 and 2010. 

4,000 

2,000 

Under 5 5-24 35-44 45-54 Seniors 65+ 

Age of City's Population - 1990 - Age of City's Population - 2010 

ExHIBIT 2-2. AGE CHARACTERISTICS OF MONTEBELLO'S POPULATION: 1990-2010 

SOURCE: U. S. CENSUS AND DOF 
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2.3. RACE AND ETHNICITY OF THE CITY'S POPULATION 

Household characteristics and cultural backgrounds differ by race and ethnicity and are indicators of 
varying housing preferences. The U. S. Census includes an enumeration of race and ethnicity. Race refers 
to the racial composition of a population such as Asian or African-American. Table 2-4 indicates the 
racial composition of the City. According to the 2010 Census, approximately 53.8% of the City's 
population was classified as white while 0.9% was classified as African-American, 11.0% as Asian 
American, Native or Alaskan, and 3.7% consisted of two or more races. The Census redefined the ethnic 
groupings in the most recent 2010 data. For example "whites" appear to have significantly increased in 
the most recent Census placing a large number of Hispanics in this group where as before (1990 and 
2000) the "White" category did not include many Hispanics. 

The above paragraph provided a racial breakdown of the City's population while this paragraph focuses on 
the Hispanic ethnicity of the City's population. Montebello contains a predominantly Hispanic population 
that has grown from 67.6% to 74.6% of the total population between 1990 and 2000. According to the 
most recent 2010 Census, Hispanics accounted for 79.3% of the City's population. As indicated 
previously, Hispanics are considered an ethnic group rather than a racial group. Hispanics may include 
persons from a variety of races including Caucasians, African-Americans, and even Asians. 

Table 2-4 

Race and Ethnicity: 1990 to 2010 

I 
1990 2000 2010 I Race/Ethnicity 

No. % No. % No. % 

White 9,981 16.8% 6,911 11.1% 33,633 53.8% 

Black 486 o.8% 395 o.6% 567 0.9% 

Asian, Native Hawaiian, and Other 8,566 14.4% 7,099 11-4% 6,908 11.0% 

Two or more Races n/a n/a 1,187 1.9% 2,329 3.7% 

Hispanic (Ethnicity) 40,263 67.6% 46,347 74.6% 49,578 79.3 

Source: Census 1990, 2000, and 2010. 

2.4. EMPLOYMENT TRENDS 

Employment trends show information on the types of jobs held by Montebello residents, which can be an 
indicator for the types of housing that meets the needs of certain workers. Wage and income information 
can also indicate how much workers can spend on housing. Employment growth may also be an indicator 
of housing needs. According to employment data from the Employment Development Department 
(EDD), the unemployment rate for the City as of May 2017 was 3-4%, compared to 4.0% for the County. 
At that time, there were 1,000 persons in the City actively seeking employment, out of a total labor force 
of 29,100 persons. 
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The number of employed residents decreased between 1990 and 2000 though the job losses that occurred 

between 1990 and 2000 had somewhat recovered by 2010. During the 20 years between 1990 and 2010, 

the number of residents employed in the manufacturing and retail trade sectors experienced significant 

declines. During this same period, the number of residents employed in the health services, education, 

arts, and public administration increased. Table 2-5 indicates the employment characteristics of the City's 

residents according to the 1990, 2000, and 2010 U. S. Census. 

Table 2-5 
Employment by Industry: 1990, 2000, and 2010 in Montebello 

Employment Category 1990 2000 2010 

Agriculture, forestry, fishing 426 58 110 

Hunting, and mining: 1,393 776 1,385 

Manufacturing 5,612 4,150 3,332 

Wholesale trade 1,547 1,367 1,392 

Retail trade 4,601 2,476 2,983 

Transportation and warehousing, and 2,280 1,484 2,238 utilities 

Information n/a 665 744 

Finance, insurance, and real estate. 1,921 1,244 1,503 

Professional, scientific, management, 2,101 1,770 2,208 administrative, etc. 

Educational, health, and social services. 3,646 4,655 5,869 

Arts, entertainment, recreation, 385 1,849 2,292 accommodation and food services. 

Other services (except public admin.) 1,506 1,371 1,222 

Public administration 911 1,002 1,473 

Total 26,329 22,867 26,751 

Source: Census 1990, 2000, and 2010. 

The major employers in the City are summarized in Table 2-6. Jobs in education account for the majority 

of jobs offered in Montebello. The Montebello Unified School District is the largest employer in the City, 

with multiple schools providing jobs for administrators, teachers, and custodians, as well jobs located at 

the central administration offices. 
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Table 2-6 
Major Employers in Montebello - 2016 

Company Products Number of Employees 

City of Montebello Municipality 614 

J.C. Penny Corporation, Inc 2172-5 Retailer 293 

Costco Wholesale #459 Wholesale Retailer 279 

Wilbur Curtis Co, Inc Manufacturing 271 

Katzkin Leather, Inc Manufacturing 235 

Monarch Litho Inc Commercial Printing 170 

Forever 21 Retailer 149 

BJ's Restaurant and Brewhouse Restaurant 143 

Minson Corporation Retail and Manufacturing 140 

All Access Apparel Corp Manufacturing 136 

Lifeline Ambulance Health Services 110 

Total 2,540 

Source: City of Montebello Comprehensive Annual Financial Report for the 2016 Fiscal Year 

In 2010 (refer to Table 2-7) 28.2% of the employed residents worked in sales and office occupations; 
28.6% worked in management, professional, and related occupations; 17.5% worked in service-related 
occupations, 7.8% worked in construction related occupations, and 19.6% worked in production, 
transportation, and material moving occupations. 

Table 2-7 
Employment by Occupation: 1990, 2000, and 2010 in Montebello 

Occupation Category 1990 2000 2010-# 2010-% 

Management, professional, and related occupations 5,694 5,897 7,652 28.6 

Service 5,914 3,304 4,687 17.5 

Sales and office 9,374 7,444 7,535 28.2 

Farming, fishing, and forestry 377 16 0 0.0 

Construction, extraction, and maintenance 3,687 1,728 2,085 7.8 

Production, transportation, and material moving 1,283 4,478 4,792 17.9 

Total 26,329 22,867 26,751 100.0% 

Source: Census 1990, 2000, and 2010. 
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2.5. HOUSEHOLD CHARACTERISTICS 

The household characteristics of a community's impact the type of housing needed in that community. 
Household type, income levels, the presence of special needs populations, and other household 
characteristics are all factors that affect the housing needs of a community. A household is defined by the 
U.S. Census as "all persons who occupy a housing unit, which may include single persons living alone, 
families related through marriage or blood, and unrelated individuals living together." Persons living in 
retirement or convalescent homes, dormitories, or other group living situations are not considered 
households. Family households are defined by the Census as two or more persons sharing a dwelling unit 
who are related. According to the 2010 Census, there were 19,012 households in the City. Of this total 
number, 14,770 (77.7%) were family households and non-family households totaled 4,242 (22.3%). A 
total of 8,168 households (43.0) included dependent children less than 18 years of age. The number of 
senior households containing an individual 65 years of age or older was 6,169 households (32-4%). Table 
2-8, compares the household statistics taken from the 1990 and 2010 Census data. 

� Household by Type 

Total Households 

Family Households 

Married-With Children 

Married No Children 

Non-Family Households 

Householder Living Alone 

Average Household Size 

Average Family Size 

Table 2-8 
Household Type: 1990 and 2010 

1990 2010 

Households % Households 

18,618 100% 19,012 

14,397 77% 14,770 

5,316 29% 4,313 

4,587 25% 4,775 

4,221 23% 4,242 

3,402 18% 3,350 

% 

100% 

77.7% 

22.7% 

25.0% 

22.3% 

17.6% 

3.17 persons/household 3.27 persons/household 

3.59 persons/family 3.67 persons/family 

Source: Census 1990 and 2010. 

2.6. HOUSEHOLD INCOME AND HOUSING AFFORDABILITY 

%.!1 

2.1% 

2.6% 

-18.9% 

4.1% 

-1.5% 

2.1% 

Household income is an important indicator of housing need. Table 2-9 shows the median household 
income by tenure for Montebello and surrounding cities. According to the 2000 Census, Montebello 
experienced a moderate increase (22.6%) in median household income between 1990 and 2000. Renters 
earned higher median household income ($29,400) than renters in all but one of its neighboring cities. 
Still, 23.1% of renter households earned less than $24,999 compared to 9.6% of owner households. 
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Table 2-9 
Median Household Income by Tenure in 2000 

Median Income 

I Jurisdiction %Ll between 1990 
Owner- Renter- Total Total and 2000 

occupied occupied 2000 1990 
..J 

Montebello $54,931 $29,400 $38,562 $31,441 22.6% 

El Monte $46,625 $25,879 $32,456 $28,034 15.8% 

Monterey Park $55,182 $28,155 $40,579 $32,605 24.5% 

Pico Rivera $48,537 $28,640 $41,723 $34,383 21.3% 

Whittier $66,482 $34,623 $49,033 $38,020 29.0% 

Los Angeles County $62,180 $29,395 $42,030 $34,965 20.2% 

Source: Census 2000. 

Housing needs are often evaluated based on income level and household type. The California State 
Department of Housing and Community Development (HCD) places income into the following categories 
based on the median family income (MFI) of a particular metropolitan area: 

• Extremely Low-Income Households earn 0% to 30% of the MFI; 
• Very Low-Income Households earn 31% to 50% of the MFI; 
• Low-Income Households earn between 51% to 80% of the MFI; 
• Moderate-Income Households earn between 81% and 120% of the MFI; and, 
• Above Moderate-Income Households earn above 120 % of the MFI. 

The U.S. Department of Housing and Urban Development (HUD) uses Census data to create a data set 
known as the Comprehensive Housing Affordability Strategy (CHAS). This data set allows for an analysis 
of housing need by income level and household type. Federal CHAS data is organized differently from 
that of the California's HCD categories described above. Federal CHAS data is separated into Extremely 
Low Income (0%-30% of MFI), Very Low Income (31%-50% MFI), Low Income (51%-80% MFI), and 
Moderate/Upper Income (81% and above MFI). The CHAS data separates the household type into the 
following categories: 

• Elderly households: The head of the household is of age 62 or older; 
• Small Family Households: Families with a total household size of two to four persons; and, 
• Large Family Households: Families with a total household size of five or more persons. 

The cost for housing has increased significantly in the past five years throughout the Southern California 
region in general. Historically, the Census and other service agencies have indicated that those 
households that pay in excess of 30% of their total income for housing are overpaying. The resulting 
effect of this overpayment is that these households may not have the finances required for other 
necessities such as food, clothing, education, medical insurance, transportation, or other basic needs. The 
continuing escalation of housing costs corresponded to a period of little growth in real wages. This has 
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translated into a significant increase in both the amount of overpayment and the number of affected 
households. HUD has prepared a fair market rent schedule as a guideline to maximum rents allowable for 
units receiving Section 8 assistance (refer to Table 2-11). HUD uses the Consumer Price Index and the 
Census Bureau housing survey data to calculate the fair market rents for each Standard Metropolitan 
Statistical Area (SMSA). As indicated in Table 2-10, market rents in the City have more than doubled 
since 1990. 

Table 2-10 
HUD Fair Market Rents, Los Angeles-Long Beach SMSA 

Year 
1 2 3 

Bedroom Bedroom Bedroom Bedroom 

1990 $615 $715 $916 $1,035 

1995 $695 $855 $1,154 $1,416 

1996 $675 $854 $1,153 $1,375 

1997 $583 $737 $995 $1,187 

1998 $592 $749 $1,011 $1,206 

1999 $605 $766 $1,033 $1,233 

2000 $605 $766 $1,033 $1,233 

2001 $618 $782 $1,055 $1,260 

2002 $650 $823 $1,110 $1,325 

2003 $764 $967 $1,305 $1,558 

2004 $807 $1,021 $1,378 $1,646 

2005 $900 $1,124 $1,510 $1,816 

2006 $852 $1,189 $1,597 $1,921 

2007 $1,016 $1,269 $1,704 $2,051 

2008 $1,041 $1,300 $1,746 $2,101 

2009 $1,090 $1,361 $1,828 $2,199 

2010 $1,137 $1,420 $1,907 $2,295 

2011 $1,173 $1,465 $1,967 $2,367 

2012 $1,159 $1,447 $1,943 $2,338 

2013 $1,101 $1,421 $1,921 $2,140 

2014 $1,083 $1,398 $1,890 $2,106 

2015 $1,103 $1,424 $1,926 $2,145 

2016 $1,154 $1,490 $2,009 $2,227 

2017 $1,195 $1,545 $2,079 $2,303 

Source: U.S. Department of Housing and Urban Development 

HCD now requires local governments to identify those households that have incomes that are classified as 
extremely low income. Extremely low income households include those households that have annual 
incomes that are 30% of the County median (the households included in this category typically represent 
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the lowest wage earners in a community with wages corresponding to the current annual minimum wage 

of $10.50 per hour as of January 1, 2017). The annual wage figure cited previously assumes full-time 

employment. Table 2-12 indicates the income limits established by HUD to define the lower income 

household groups. The income thresholds shown in Table 2-11 indicate the income limits for various 

household sizes (between one-person households up to 8-person households). 

Table 2-11 
Household Lower Income Limits (in dollars) 

2000 Census Data 2017 (HUD MFI) in dollars 1 Household I Size 30% of 30% of 
Median Very Low Low Median Very Low Low 

1 10,950 18,250 29,200 $18,950 $31,550 $50,500 

2 12,500 20,850 33,350 $21,650 $36,050 $57,700 

3 14,050 23,450 37,500 $24,350 $40,550 $64,900 

4 15,650 26,050 41,700 $27,050 $45,050 $72,100 

5 16,900 28,150 45,000 $29,250 $48,700 $77,900 

6 18,150 30,200 48,350 $32,960 $52,300 $83,650 

7 19,400 32,300 51,700 $37,140 $55,900 $89,450 

8 20,650 34,400 55,000 $41,320 $59,500 $95,200 

Source: U. S. Dept. of Housing and Urban Development. 

According to the HUD, households that pay in excess of 30% of their monthly income for housing (either 

a mortgage or a rent/lease) may be overpaying. Table 2-12 indicates the number of owner-occupied and 

renter-occupied households that are overpaying for housing. 

Table 2-12 
Overpayment for Housing - 2011 

Percent of Owner- Rental 
Overpayment Occupied Units 

Less than 20% 254 (14.2%) 485 (78.1%) 

20%-24.9% 156 (8.7%) 6 (1.0%) 

25%-29.9% 216 (12.1%) 18 (2.9 %) 

30%-34.9% 256 (14.3%) 36 (5.8%) 

35% and more 906 (50:7''/4) 76 (12.2%) 

Source: U.S. Bureau of the Census, 2010. 

The Comprehensive Housing Affordability Strategy (CHAS) data are used by HOME and CDBG 

jurisdictions to prepare their consolidated plans. Data showing housing problems and the availability of 

affordable housing are available through the CHAS website for all counties, places, and CDBG/HOME 
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jurisdictions. The CHAS data concerning overpayment for housing in Montebello is summarized in Table 

2-13. 

Table 2-13 
Overpayment For Housing in Montebello 

Income Distribution Overview Owner Renter Total 

Household Income <= 30% HAMFI 905 2,805 3,710 

Household Income >30% to <=50% HAMFI 1,230 2,730 3,960 

Household Income >50% to <=Bo% HAMFI 1,570 2,495 4,065 

Household Income >Bo% to <=100% HAMFI 1,115 1,070 2,185 

Household Income >100% HAMFI 4,260 1,500 5,760 

Total 9,075 10,600 19,675 

Housing Problems Overview• Owner Renter Total 

Household has 1 of 4 Housing Problems 3,625 6,975 10,600 

Household has none of 4 Housing Problems 5,425 3,470 8,895 

Cost Burden not available 25 155 180 

Total 9,075 10,600 19,675 

Severe Housing Problems Overview 2 Owner Renter Total 

Household has 1 of 4 Severe Housing Problems 1,815 4,490 6,305 

Household has none of 4 Severe Housing Problems 7,235 5,955 13,190 

Cost Burden not available 25 155 180 

Total 9,075 10,600 19,675 

Housing Cost Burden Overview Owner Renter Total 

Cost Burden <=30% 5,805 4,220 10,025 

Cost Burden >30% to <=50% 1,950 2,964 4,914 

Cost Burden > 50% 1,300 3,245 4,545 

Cost Burden not available 25 175 200 

Total 9,075 10,600 19,675 

HAMFI - Household Average Median Family Income Source: CHAS Data Book 2010-2014 (for Montebello, 

The Table 2-13 indicates the overpayment for extremely low income households ( <30% of the County 

median), very low income households (30% to 50% of the County median), low income households (50% 

to 80% of the County median), and all of the households in the City. The households that are overpaying 
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for housing are further identified by tenure (owner-occupied and renter households). Finally, the Table 
indicates senior households and large-family households that are overpaying for housing. The Census 
data indicated that for owner-occupied housing units, median mortgage, and selected monthly service 
costs in 2010 were $1,829. In 2010, owner-occupied households (50.7%) expended more than 35% of 
their income for housing. These housing expenditures reflected the sum of mortgages, real estate taxes, 
insurance, association fees, and utilities. Monthly payments for homeowners more than quadrupled in 
the 30 years between 1980 and 2010, and the percentage of households paying 30% or more for housing 
nearly doubled during this same period. For renters, the median gross rent per month increased from 
$211 in 1980 to $979 in 2010. This dollar amount refers to the contract rent (i.e., monthly rent agreed to, 
or contracted for) plus the estimated average cost of utilities if paid for by the renter. This definition was 
used by the Census in an attempt to eliminate differentials due to varying practices in rent structuring. 
According to the most recent Census, a total of 3,309 renter-occupied households (47.8%) paid in excess 
of 30% of their monthly incomes for housing. 

2.7. SPECIAL HOUSING NEEDS 

Special housing needs groups refer to those households that contain the elderly, handicapped, large 
families, overcrowded households, female heads of households, and persons in need of emergency shelter. 

SENIOR HOUSEHOLDS 

For the purpose of this special needs analysis, individuals 65 years of age or more are considered 
"seniors." This is different than "elderly'' as defined in the CHAS data (62 years of age or more). 
Households headed by seniors have special needs due to low, lower incomes, physical or mental 
disabilities, and other dependency needs. Seniors are often retired and rely on fixed or low incomes. 
They are also more prone to injuries and illnesses that increase their health care costs, thus reducing the 
income that would otherwise be available for housing. Their housing choices are also more specific 
because seniors often wish to be close to public transportation and other services. According to the 2000 
Census, Montebello had over 4,400 households headed by seniors. The number of owner-occupied, 
elderly-headed households increased between 1990 and 2000 by almost 12%, while the number of renters 
decreased by approximately 4%. According to the 2010 Census, the number of households containing an 
individual 65 years of age or older was 6,169 households (32-4%). 

DISABLED HOUSEHOLDS 

Persons with disabilities are defined by the Americans with Disabilities Act (ADA) as those having 
physical or mental impairments that substantially limit one or more major life activities. Disabled 
persons often have a difficult time obtaining adequate housing because they earn lower incomes, pay 
higher health costs, depend on supportive services, or require special accessibility such as elevators and 
ramps that are not available in conventional designs. The Census considers the following six disability 
categories that limit one or more major life activity: 

• Sensory disability that includes blindness, deafness, or severe vision or hearing impairment. 
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• Physical disability refers to a condition that substantially limits one or more basic physical 
activities such as walking, climbing stairs, reaching, lifting, or carrying; 

• Mental disability refers to impaired ability to learn, remember, or concentrate; 
• Self-care disability refers to an impaired ability to dress, bathe, or get around inside the home; 
• Go-outside-home refers to those individuals that are physically unable to go outside the home 

alone to shop or visit a doctor's office; and, 
• Employment disability includes those individuals that are unable work. 

The 2010 U.S. Census and the 2013 American Community Survey indicates different types of disabilities 
tallied for major age groups. The number of residents in each category is summarized in Table 2-14. 

Exhibit 2-3 depicts the percentage and distribution of residents with a disability by census tract in the 
City, with the white indicating fewer concentrations of disabled residents and the blue indicating higher 
concentrations of disabled residents. 

Table 2-14 
Types of Disability in 2010 

Description Number % 

Under 6 Years with a Disability 107 2 .1 

Hearing Disability 44 0.9 

Vision Disability 63 1.2 

5 to 17 years with a Disability 733 7.1 

Hearing Disability 0 0.0 

Vision Disability 151 1.5 

Cognitive Disability 397 3.9 

Ambulatory Disability 200 1.9 

Self-care Disability 181 1.8 

18 to 64 years with a Disability 4,358 11.5 

Hearing Disability 346 0.9 

Vision Disability 967 2.5 

Cognitive Disability 1,904 5.0 

Ambulatory Disability 2,196 5.8 

Self-care Disability 1,519 4.0 

Independent Living Disability 1,887 5.0 

65 years and over: 4,752 52-4 

Hearing Disability 1,901 20.9 

Vision Disability 1,161 12 .8 

Cognitive Disability 1,522 16.8 

Ambulatory Disability 3,295 36.3 

Self-care Disability 1,501 16.5 

Independent Living Disability 2,376 26.2 

Source: Census 2010-2013 
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Percentage of People with a Disability 

0 9. 2 
0 10 . 1  
0 10 . 5  
0 10.7 
0 12.7 
0 13.3 
0 13 .6 
0 13.7 

I 14 .8 
15.9 

- 16.6 
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- 17.8 
- 18.5 
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ExHIBIT 2-3. PERCENTAGE AND DISTRIBUTION OF PEOPLE WITH A 
DISABILITY BY CENSUS TRACT 

S OURC E: U.S. C ENS US 
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According to the State Department of Development Servicies (DDS), the are 451 persons residing in 
Montebello that have a developmental disability. A developmental disability is defined as defined as "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." The disabilities may 
include an intellectual disability, cerebral palsy, epilepsy, and autism and other developmental disabilities 
(Welfare and Institutions Code Section 4512). The DDS administers programs for developmental 
disabilities via regional centers. The Eastern LA Regions Center serves the City of Montebello. The City 
requires that all new residential developments comply with California building standards (Title 24 of the 
California Code of Regulations) and Federal requirements for accessibility. Other City efforts designed to 
promote reasonable accommodation include the following: 

• Procedures for Ensuring Reasonable Accommodations. The City does not have any Zoning 
Ordinance provisions that are specific to housing for disabled persons. Minor building 
improvements, such as ramps, rails, and wheelchair lifts, may be handled through an 
administrative review process to evaluate such development requirements applicable to housing 
for persons with disabilities. 

• Efforts to Remove Regulatory Constraints for Persons with Disabilities. The State has removed 
any City discretion for review of small group homes for persons with disabilities (six or fewer 
residents). The City of Montebello does not impose additional zoning, building code, or 
permitting procedures other than those allowed by State law. There are no constraints on 
housing for persons with disabilities caused or controlled by the City. 

• Retrofitting Requirements. The City also allows residential retrofitting to increase the suitability 
of homes for persons with disabilities in compliance with accessibility requirements. In addition, 
the City works with applicants who need special accommodations in their homes to ensure that 
application of building code requirements does not create a constraint. 

• Information Regarding Accommodation for Zoning, Permit Processing, and Building Codes. 
The City implements and enforces the current California Building Code (2012). The City provides 
information to all interested parties regarding accommodations in zoning, permit processes, and 
application of building codes for housing for persons with disabilities. 

This Housing Element also includes a new program that includes the provision of a new Reasonable 
Accommodation Program. Under this program, the City will adopt a Reasonable Accommodation 
Ordinance to provide exception in zoning and land-use regulations for housing and/or improvements for 
persons with disabilities. Currently, the City's Zoning Ordinance contains no such provisions. The 
procedures related to the program's implementation will be ministerial in nature with minimal or no 
processing fee. Improvements may be approved by the Community Development Director as long as a 
number of :findings may be made. First, the request for reasonable accommodation must be used by an 
individual with a disability protected under fair housing laws. Second, the requested accommodation is 
necessary to make housing available to an individual with a disability protected under fair housing laws. 
Third, the requested accommodation would not impose an undue :financial or administrative burden on 
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the City. Finally, the requested accommodation would not require a fundamental alteration in the nature 
of the City's General Plan and Zoning Ordinance. 

FARM WORKER HOUSING 

Farm workers have special housing needs because they tend to earn low and unstable income, and have 
difficulty finding sufficient housing due to lack of housing and infrastructure in rural areas. In addition, 
some farm workers have to migrate to find work and have trouble securing housing for brief occupancy 
periods. According to the Census, those working in agricultural, fishery, forestry, and hunting industry 
decreased by 84.2% between 1990 and 2015 in Montebello (refer to Table 2-15). According to the ACS 
Census data, 50 persons residing in the City if 2015 worked in "agricultural-related occupations". Given 
the low number of persons employed in agricultural-related industries, the City can address the needs of 
the farm worker population through its overall affordable housing programs. Also, because Montebello is 
an urban community in a metropolitan area and those persons identified as having agricultural jobs are 
most likely employed at plant nurseries and similar enterprises and thus are not anticipated to have the 
seasonal housing needs associated with crop-related farm worker jobs. 

Table 2-15 
Farm Workers: 1990 and 2015 

Area 1990 2015 %11 

Montebello 368 so -86-4% 

Los Angeles County 54,215 29,963 -41.9% 

Source: Census 1990 and 2015. 

EMPLOYEE HOUSING 

The California Legislature enacted the Employee Housing Act (ERA) to provide protection for persons 
living in privately owned and operated employee housing. The ERA is specifically designed to ensure the 
health, safety, and general welfare of these residents and to provide them a decent living environment. 
The ERA also provides protection for the general public that may be impacted by conditions in and 
around employee housing. Any employee housing that has qualified, or is intended to qualify, for a 
permit to operate pursuant to the EHA, may invoke the following provisions: 

• Any employee housing providing accommodations for six or fewer employees shall be deemed a 
single-family structure with a residential land use designation. Employee housing shall not be 
included within the definition of a boarding house, rooming house, hotel, dormitory, or other 
similar term that implies that the employee housing is a business run for profit or differs in any 
other way from a family dwelling. 

• No conditional use permit, zoning variance, or other zoning clearance shall be required of 
employee housing that serves six or fewer employees that is not required of a family dwelling of 
the same type in the same zone. According to the State Housing law, employee housing for six or 
fewer persons must be treated as regular housing. 
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• The use of a single family unit for purposes of employee housing serving six or fewer persons, 
shall not constitute a change of occupancy pursuant to any local building codes. 

• Employee housing that serves six or fewer employees shall not be subject to any business taxes, 
local registration fees, use permit fees, or other fees to which other family dwellings of the same 
type in the same zone are not likewise subject. 

• For the purposes of any contract, deed, or covenant for the transfer of real property, employee 
housing which serves six or fewer employees shall be considered a residential use of property and 
a use of property by a single household. 

• Each county and city shall permit and encourage the development and use of sufficient numbers 
and types of employee housing facilities as are commensurate with local needs. This section shall 
apply equally to any charter city, general law city, county, city and county, district, and any other 
local public entity. 

A new program, Program 16: Zoning Ordinance Revisions, has been included that will incorporate the 
above changes related to the EHA's implementation. 

LARGE HOUSEHOLDS AND OVERCROWDING 

Households with five or more members are considered large households for the purpose of analysis in the 
Housing Element. Large households are typically composed of families with children and/ or extended 
family members. Large households experience difficulties finding housing due to the limited number of 
housing units with enough space and/ or bedrooms and at an affordable cost. Large households often live 
in overcrowded, inadequate housing. The 2000 Census shows that 4,301 households, or 22.8% of 
households in Montebello, had five or more members. The number of large renter households in 
Montebello increased by 302 households and the number of large owner households increased by 79 

households between 1990 and 2000. According to the 2010 Census, a total of 2,049 large family 
households lived in owner-occupied units. The same Census figures also indicated that 2,281 large family 
households lived in rental units. This overcrowding is exacerbated by the large number of renter 
households in the City as well as the age of the City's housing stock. Table 2-16 summarizes the Census 
data regarding large households. 

Table 2-16 
Large Households: 1990 to 2010 

1990 2000 2010 

Renter Owner Renter Owner Renter Owner 

s or more person households 2,013 1,909 2,315 1,986 2,281 2,049 

% of Total Occupied Households 10.8% 10.3% 23-4% 22.3% 22.3% 23.3% 

Source: Census 1990 and 2000. 
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The Census defines severe overcrowding as housing with more than 1.5 persons per room. To avoid 
severe overcrowding, the average household will require two or more bedrooms per unit and an average 
family will require 2.5 bedrooms per unit. Overcrowding takes place when a lack of affordable housing 
compels larger households to occupy smaller dwelling units or when two or more households share a 
single unit. A housing unit that is occupied by more people than intended can lead to faster deterioration 
of the housing unit. Overcrowding can lead to unplanned traffic congestion and parking shortages, as 
well, if there are multiple cars for each housing unit. In 2010, approximately 4.2% of total occupied 
housing units in the City were considered to be overcrowded with 1.5 persons per room or more. Of the 
total households in the City, 0.9% of the owner-occupied households were overcrowded and 3.5% of the 
renter-occupied households were overcrowded. Exhibits 2-4 and 2-5 depict overcrowded and severely 
overcrowded units by census tract in the City, with the white indicating fewer concentrations of 
overcrowding and the blue indicating higher concentrations of overcrowding. 

HOMELESS AND EMERGENCY SHELTERS 

There are two categories of need that should be considered in discussing the homeless: 1) transient 
housing providing shelter, and usually on a nightly basis; and, 2) short-term housing, usually including a 
more comprehensive array of social services to enable families to re-integrate themselves into a stable 
housing environment. The issue of homelessness emerged as a major issue in the 199o's during the 
severe economic recession that Southern California was undergoing at that time. Homelessness was 
further exacerbated by the closing of mental institutions and the recent housing dislocation associated 
with the great recession that began in 2008. While the Southern California economy is improving, 
housing costs are once again rising in response to the growing demand. As a result, homelessness within 
the larger Southern California region continues to be a problem. The U.S. Department of Housing and 
Urban Development defines homeless persons as those in the following situations: 

• Persons residing in spaces not meant for human habitation such as boxes, cars, abandoned 
buildings, and sidewalks; 

• Persons residing in transitional housing or emergency shelters; and, 

• Persons being evicted or is leaving an institution and lacks the funding and support network to 
obtain housing. 

A Citywide housing condition survey was conducted by the preparers of this Housing Element during the 
early summer (June and July) of 2017. This survey involved a windshield survey of every street in the 
City. During this survey, the location and extent of homeless persons were also noted. The surveys 
identified six homeless individuals on the day the survey was conducted. 
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Data provided by the Shelter Partnership estimated that there were 236,400 homeless persons in Los 
Angeles County over the course of a year. On any given night in Los Angeles County, there are more than 
84,000 homeless persons. Various circumstances that may lead to homelessness include the following: 

• Single adult transients passing through the City on the way to some other destination; 

• Seasonal and/ or migrant homeless individuals seeking seasonal employment in the City; 

• The chronically homeless, single adults, including non-institutionalized, mentally disabled 
individuals, alcohol and drug abusers, elderly individuals with insufficient incomes, and others 
who voluntarily, or are forced, due to financial circumstances, to live on the streets; 

• Minors who have run away from home; 

• Low-income families that are temporarily homeless due to financial circumstances or are in the 
process of searching for a home (single-parent families, mostly female-headed, are especially 
prevalent in this group); and, 

• Women (with or without children) that are escaping domestic violence. 

The City of Montebello was included in the East Los Angeles County Survey Area (SPA 7) conducted by 
the Los Angeles County Homeless Services Authority. The 2017 survey identified 5,189 homeless persons 
which was an increase from the 2016 number of 3,469 homeless persons. This increase in observed 
homeless persons was 1,720 or 50%. The City of Montebello does not currently provide temporary 
housing services for homeless persons. The City refers homeless individuals to the Rio Hondo Temporary 
Home (RHTH) and the Women's and Children's Crisis Shelter. These two places offer services to the 
homeless as shown in Table 2-17. 

I Shelters/Services 

Sleeping Capacity 

Rental Assistance 

Clients 

Social Service Programs 

Day services 

Table 2-17 
Homeless Agency Services 

Rio Hondo Temporary Home 

92 

No 

Homeless families with children, 
All single parents, adult couples (18 ages or 
older), children from infancy to 18. 

Counseling and case management 
(mental health therapy, pediatric 
occupational therapist), on-site childcare 
center, on-site medical clinic, three meals 
seven days a week, and Federal 
Emergency Soup Program. 

Life skills program (hygiene, sanitation, 
Money management). 
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Women's and Children's 
Crisis Shelter 

31 

No 

Victims of domestic violence 
(battered women and abused 
children). 

Counseling and advocacy 
Programs. 

Advocacy, legal work, medical 
assistance, life skills 
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Table 2-17 
Homeless Agency Services ( continued) 

i Shelters/Services Rio Hondo Temporary Home Women's and Children's 
Crisis Shelter 

Food Voucher No No 

Serve Special populations No Yes 

Handle rehab clients No No 

Mailing Address 
12300 4th Street Bldg. 213 10007 Cole Rd. 
Norwalk, CA 90650 Whittier, CA 90603 

Source: Rio Hondo Temporary Home and Women's and Children's Crisis Shelter. 

SINGLE PARENT HOUSEHOLDS 

Since single-parents typically must work full-time while raising children, single-parent headed 
households have special needs such as affordable childcare, healthcare, and housing assistance. Female­
headed households also tend to earn less than other family groups, and have limited access to affordable 
housing. According to the Census Bureau, in 2010, 5,682 or 30% of the total households in Montebello 
were headed by single parents, compared to only 23-4% in 1990. Between 2000 and 2010, the number of 
female-headed single-parent households increased by 238 households. Among the single-parent 
households in 2010, 9.5% of single-parent households were female-headed with children. 

POVERTY 

People living in poverty have difficulty finding housing due to constrained incomes. According to the 
Census, poverty status of families or individuals is determined by comparing family size and composition 
to a money income (before tax) threshold. This income threshold is updated annually to reflect changes 
in the consumer price index, but does not vary geographically. The income threshold varies by family size 
and age of its members, and includes the income level people and families need to live. The poverty rate 
data, summarized in Table 2-18, shows the percentage of residents and families living in poverty in each 
category. 

In 2010, approximately 17.0% of Montebello residents lived in poverty and of these, approximately a 
quarter (24.9%) of them are less than 18 years old. The groups with the highest percentage living in 
poverty were female-headed households with children under 18 years old at 38.1%, followed by female­
headed households at 28.3%. Even though female-headed households with children comprise 16.2 % of 
the total population, they comprise 43.3% of families living in poverty. Exhibit 2-6 depicts poverty levels 
by census tract in the City, with white indicating lower concentrations of poverty and blue indicating 
higher concentrations of poverty. 
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Table 2-18 
Poverty Rate in Montebello - 2010 

Variable % of Total Households 
I 

Population in Poverty 17.0% 

Under 18 24.9% 

65 and over 10.7% 

Married Couples in Poverty 9.1% 

With Children under 18 11.9% 

Female Households w/ no Husband Present in Poverty 28.3% 

With Children under 18 38.1% 

Source: Census 2010. 

The number of persons receiving public assistance is another indicator of poverty rate. CalWORKs is a 
State program that provides temporary financial assistance and employment to qualified low-income 
families with children less than 18 years of age. The Food Stamp Program gives vouchers to low-income 
families for buying food. The Medical assistance only program provides medical care to low-income 
families with children, expecting mothers, elderly over 65 years of age, the blind, and the disabled. 

According to Los Angeles County Department of Public Social Services data, around 10,267 residents 
(15.7%) of the City's population receive medical assistance, 5.8% receives food stamps, 3.5% receives 
CalWORKs, and 0-4% receives General Relief assistance (refer to Table 2-19). The data indicates that 
children under 18 years of age comprise the majority of recipients in CalWORKs, Food stamps, and 
medical assistance programs. Female adults comprise the majority of general relief recipients. The 
majority of persons receiving public assistance in Montebello consist of children and female adults. 

Table 2-19 
Persons in Montebello Receiving Public Assistance in 2006 

Children Female Adult Male Adult Total % of 
Aid Program 

(%) (%) (%) Persons Estimated Total 
Population 

CalWORKs 79% 18% 3% 2,322 3.5% 

General Relief 0% 45% 6% 260 0-4% 

Food Stamps (only) 64% 25% 10% 3,816 5.8% 

Medical assistance (only) 56% 30% 14% 10,267 15.7% 

*Note: Population estimate based on Department of Finance 2006 population estimate of 65,423 residents. 
Source: Los Angeles County Department of Public Social Services, June 2006, California Department of 

Finance. 

SECTION 2 - HOUSING NEEDS AsSESSMENT• PAGE40 



CITY OF MONI'EBELLO 
HOUSING ELEMENT • 2014-2021 

Montebello has three licensed care facilities to assist residents with special needs such as the elderly or 

children in foster care. These facilities include two elderly care facilities and one children's facility that 

provide a total of 170 beds. 

2.8 UNIT HOUSING CHARACTERISTICS 

A community's housing stock is defined as the collection of all housing units located within the 

jurisdiction. The characteristics of the housing stock, including growth, tenure, vacancy rates, age, 

condition, and cost are important in determining the housing need for the community. A 'housing unit' is 

defined by the U.S. Census as any of the following: a house, an apartment, a mobile home or trailer, a 

group of homes, or a single room intended for use as separate living quarters. When occupants live 

separately and have direct access to a common hall or building exterior, these units are considered 

separate living quarters. 

HOUSING TRENDS 

Table 2-20 indicates the housing that was found in Montebello, nearby cities, and the County at large. 

The housing data was taken from the 1990 and 2000 Census data and the most recent 2017 DOF data. 

The surrounding similar cities experienced substantial increases in housing growth ranging from 3.0% to 

7.7%. Montebello's housing stock experienced a 4% growth in the number of housing units during this 

same period (1990 to 2017). The net increase in the number of housing units during the 1990-2017 period 

was 776 units. 

Table 2-20 
Housing Unit Growth Trends: 1990 to 2017 

I Numeric I 
Jurisdiction 1990 2000 2017 Change %Ll 

El Monte 27,167 27,758 29,268 2,101 7-7% 

Montebello 19,193 19,416 19,969 776 4.0% 

Monterey Park 20,298 20,209 21,164 866 4.2% 

Pico Rivera 16,316 16,807 17,133 817 5.0% 

Whittier 28,758 28,977 29,644 886 3.0% 

Los Angeles County 3,163,343 3,270,909 3,527,312 363,969 11.5% 

Sources: Census 1990, 2000, and 2017 DOF. 

Montebello's housing stock increased by 776 units between 1990 and 2017 (4.0%) as shown in Table 2-22. 

The housing unit type is still predominantly single-family detached units, which accounts for about half of 

the housing in the City. Housing trends in the City are summarized below in Table 2-21 and are 

illustrated in Exhibit 2-7. Exhibits 2-8 through 2-14 depict the types of housing stock in the City by 

census tract, with the white indicating fewer concentrations of a certain type of housing and the blue 

indicating higher concentrations of a certain type of housing. Exhibit 2-15 depicts the total number of 

housing units by census tract. 
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Table 2-21 
Changes in Housing Stock: 1990 to 2017 

1990 2000 2017 Change 1990 to 2017 
Housing Type 

Number % Number % Number % Number % 

Single-Family 10,617 55.3% 10,927 56.3% 11,433 57.2% 746 7.0% 

Detached 9,234 48.1% 9,354 48.2% 9,821 49.1% 587 6.4% 

Attached 1,383 7.2% 1,573 8.1% 1,612 8.0% 159 11.5% 

2-4 Units 2,928 15.3% 2,862 14.7",6 2,464 12.3% -462 -15.8% 

5+ Units 5,265 27.4% 5,388 27.8% 5,806 29.0% 452 8.6% 

Mobile Homes 207 1.1% 229 1.2% 266 1.3% 59 28.5% 

Other 176 0.9% 4 0.0% 0 -- -176 -100.0% 

Total Units 19,193 100% 19,410 100% 19,969 100.0% 619 3.2% 

Source: Census 1990 and 2000, California Department of Finance January 2017. 
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EXHIBIT 2-7 - HOUSING CHARACTERISTICS OF MONTEBELLO: 1990 TO 2013 
SOURCE: U.S. CENSUS AND DOF 
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HOUSING UNIT AGE AND CONDITION 

The U.S. Census data is an important source that may be referred to in interpolating housing condition in 
the City. The most widely referred to variable is related to the age of the housing unit. The use of this 
information is based on the premise that the older the units, the more likely they are to require some form 
of repair or maintenance. This is not always the case since many older units have undergone extensive 
renovation and/ or remodeling. As a result, the housing unit age data should not be exclusively used to 
determine the overall condition of housing in the City. According to the 2010 Census, 69-4% of housing 
stock in Montebello was constructed prior to 1970 (refer to Table 2-22). 

Table 2-22 
Age of Housing Units - 2010 

� Year Built Number of % ! Units 

1939 or earlier 1,678 8.3% 

1940 to 1949 3,663 18.3% 

1950 to 1959 4,463 22.3% 

1960 to 1969 4,065 20.3% 

1970 to 1979 3,990 20.0% 

1980 to 1989 1,305 6.5% 

1990 to 2000 441 2.0% 

2ooo to 2005 274 1.3% 

2005-Present 101 0.5% 

Total 19,980 100% 

Source: Census 2010. 

In addition to housing age, availability of plumbing and kitchen facilities is another way to estimate 
rehabilitation and replacement need. However, it is also important to note that the majority of housing 
units in need of rehabilitation often have complete kitchen and plumbing facilities. The U.S. Census also 
includes other measures that could be used to assess housing condition. These measures include the 
number of units lacking utilities, indoor plumbing, or kitchens. According to the 2010 Census, 2,206 
units (11.6% of the citywide total) contained no provisions for indoor heating. In addition, 112 units 
(0.6%) lacked complete plumbing facilities. Finally, 344 units (1.8%) lacked kitchen facilities. The City 
maintains a proactive code enforcement program that is designed to address neglect and deferred 
maintenance in existing residential neighborhoods. The program generally makes 500 to 650 corrective 
actions annually to address property maintenance. 
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In June and July, 2017, a citywide housing condition windshield sUIVey was completed by the preparers of 
this Housing Element. Two planners were involved in this sUIVey; a driver and a reporter. The survey 
only examined the exteriors of the housing units. Each unit sUIVeyed was evaluated according to the 
following criteria: 

• Category #1. The housing unit appears to be structurally sound and relatively well maintained. 
The great majority of the units sUIVeyed fell into this category. 

• Category #2. The housing unit is clearing exhibiting the need for maintenance and/or repair. 
This needed repair or maintenance includes painting or replacement of exterior walls, damage to 
doors and windows, roof repair or replacement, and the need for general maintenance. The 
windshield sUIVey identified a total of 45 units that were placed in this category. While the units 
included in this category were found throughout the City, they appeared to be concentrated in the 
older, central part of the City, south of Lincoln Avenue, and west of Wilcox Avenue. 

• Category #3. The housing unit is largely beyond repair and will require extensive rehabilitation 
to make the unit habitable. The great majority of the units in this category are not suitable for 
occupancy. The windshield sUIVey identified a total of 3 units that were placed in this category. 
The units included in this category were generally found in the southernmost portion of the City. 

HOUSING TENURE AND VACANCY 

Between 1990 and 2010, citywide occupied units remained split into approximately half owner-occupied 
and half renter-occupied: 48-4% owner-occupied and 51.6% renter-occupied in 1990 to 47.9% owner­
occupied and 52.1% renter-occupied units in 2010 (refer to Table 2-23), resulting in a slight increase in 
renter-occupied units. Exhibit 2-16 depicts the concentration of owner occupied housing in the City by 
census tract, with the white indicating fewer concentrations of owner occupied housing and the blue 
indicating higher concentrations of owner occupied housing. Exhibit 2-17 depicts the concentration of 
renter occupied housing in the City by census tract, with the white indicating fewer concentrations of 
renter occupied housing and the blue indicating higlier concentrations of renter occupied housing. 

Table 2-23 
Housing Growth Trend by Tenure: 1990 to 2010 

Variable 1990 % of Total 2010 % of Total 

Owner-occupied Units 9,002 48.4% 9,090 47.9% 

Renter-occupied Units 9,616 51.6% 9,870 52.1% 

Rental vacancy 3.3% 3.0% 

Owner vacancy 0.9% o.8% 

Overall vacancy 3.0% 5.1% 

Total Units 19,193 100% 19,980 100% 

Source: Census 1990 and 2010. 
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ExHIBIT 2-16. HOUSING TENURE - CONCENTRATION OF OWNER OCCUPIED 
HOUSING BY CENSUS TRACT 

SOURCE: U. S. CENSUS 
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EXHIBIT 2-17. HOUSING TENURE - CONCENTRATION OF RENTER 

OCCUPIED HOUSING BY CENSUS TRACT 
SO URC E: U. S. C ENS US 
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HOUSING Cosr 

The region's median home price for Los Angeles County in May 2017 was $560,000 according to the real 

estate firm DataQuick. This represents a 6.7% increase over the County's 2016 median home price of 

$525,000. The median home price for the City in 2017 was $460,000. Overall, housing prices have 

consistently risen since the economic downtown of 2007/2008. Prices continue to increase steadily due 

to an improving economy, a short supply of homes, and heavy investor demand. Many economists 

believe the increases should moderate as the housing inventory increases. Rising prices are also likely to 

serve as a catalyst for new-home construction that would ease the supply of housing. However, according 

to the California Association of Realtors (CAR), sales increased in Southern California as supply in 

housing saw a double digit decline. Rising mortgage rates should also eventually help cool the market. 

However, interest rate increases could also spur more sales and price increases in the short-term, as 

buyers enter the housing market before rates further increase. The median gross rent for the year 2015 

was $1,188. Table 2-24 summarizes the cost for housing in the City using year 2015 data. 

Table 2-24 
Cost for Housing in Montebello - 2015 

Mean Sales Price for Housing Unit Type Amount 

All Units $458,752 

Single-family Detached Units $474,986 

Single-family Attached Units (incl. town homes) $384,220 

Condominiums (2 units) $484,165 

Condominiums (3-4 units) $406,483 

Condominiums (5 units and over) $325,283 

Mobile Homes $115,334 

Estimated Median Home Value $452,982 

Median Gross Rent $1,188 

Source: CityData.com 

AFFORDABLE HOUSING INVENTORY AND AT RISK HOUSING 

As of 2017, Montebello had six multi-family affordable rental housing developments providing 

approximately 637 affordable units to lower-income households (the multiple-family developments are 

indicated in Table 2-25). Many affordable rental housing developments financed with public funds have 

converted to market-rate housing once the public funding has been repaid or the period of rent and 

occupancy restriction has expired. Throughout California, affordable housing units have been lost 

statewide to market-rate conversions, putting many lower-income households at risk of displacement. At­

risk housing refers to property that may convert to market rate within this current housing cycle due to 

expiration of subsidy or termination of Section 8 or other housing subsidy contracts. As indicated in 

Table 2-25, one assisted project in Montebello, the Beverly Towers, which provides 189 affordable units, 

has an expiring Section 8 contract and is at risk of converting to market rate during the planning period 

ending in 2023. However, because the project is owned and operated by a non-profit organization, it is 

considered to be at low risk of converting to market rate. 
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Table 2-25 
Pu 1c Ly Ass1ste bl" l d H  ousmg Inventory 

Property (Overall Type Total Units Assisted Units/ Unit Size Funding Source(s} Expiration Date} Income Level 
·-

Beverly Towers 133 Studio 1315 W. Beverly Blvd. Elderly 189 units 189 units Federal Section 8 
(2013-2023 period) 561-bedroom 

Casa La Merced Federal 202/811 

140 N. Montebello Blvd. Elderly-
130 Units 129 units 43 Studio Direct Loan/ Elderly-

(2027) Handicapped 86 1-bedroom Handicapped 
Federal Section 8 

Greenwood Gardens 
1405 S. Greenwood Families 40 units 30 units 2 2-bedroom Federal Section 8 Ave. 28 3-bedroom 

(2033) 

Via Campo Senior 71 1-bedroom County Section 8 
Villas 2201 Via Campo Elderly 75 units 75 units/ 2 2-bedroom voucher accepted, Low moderate 2 2-bedroom (2101) plus den subsidized rent 

Montebello Senior 32 CHFA units/ CHFA, County Section Villas 2051 W. Whittier Elderly 160 units Very low 150 1-bedroom 8 voucher accepted, Blvd. income 10 2-bedroom 
(2098) 128 low-income subsidized rent 

Montebello Downtown Independent 54 units Enterprise Foundation, 
Plaza 1-bedroom Federal Home Loan Bank 

815 W. Cleveland Ave Living for 54 units Low-income at units Affordable Housing Seniors or below 80% of (2024). MFI Program 

The construction of new low-income housing units is a means of replacing the at-risk units should they be 
converted to market-rate units. The cost of developing new replacement housing depends on a number of 
variables including the ultimate density of the replacement project, the size of the individual units, 
location of the potential development site, the cost of the land to be developed, and the type of 
construction. Assuming an average development cost of $150,000 per unit for multi-family rental 
housing, replacement of the 189 at-risk units included in the Beverly Towers development would require 
approximately $28,350,000. Construction costs include the materials and labor necessary to build the 
structure. These costs will vary widely depending on the quality features (e.g., size, roofing, carpeting, 
etc.) that are incorporated in the structure. The cost for the construction of a single-family home is in the 
area of $50 to $75 per square-foot. 

A list of qualified agencies that have indicated interest in purchasing projects that are at-risk of converting 
to market rate is attached as Appendix B for future reference. The preservation of any future at-risk 
projects may also be achieved in a variety of ways, with adequate funding availability. These include: 

• Transfer of ownership to nonprofit developers and housing organizations; 
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• Providing rental assistance to renters through other funding sources; 
• Purchase affordability covenants; and, 
• Refinance mortgage revenue bonds. 

Alternatively, units that are converted to market rate may be replaced with new assisted multi-family 
units with specified affordability timeframes. In case nonprofit developers cannot maintain or operate 
existing affordable housing units, the City will contact potential nonprofit purchasers and investigate 
other methods to preserve affordability of those units. State, local, or other funding sources can also be 
used to provide rental subsidies to maintain the affordability of at-risk projects. These subsidies can be 
structured to mirror the Section 8 program, whereby the subsidy covers the cost of the unit above what is 
determined to be affordable for the tenant's household income (including a utility allowance) up to the 
fair market value of the apartment. 

Another option to preserve the affordability of future at-risk projects is to restructure the financing of the 
projects by paying off the remaining balance or writing down the interest rate on the remaining loan 
balance. The feasibility of this option depends on whether the complexes are too highly leveraged. To 
replace any loss in the affordable housing stock, the City will encourage private developers to construct 
new affordable housing developments. Recently, the City has worked with a number of experienced 
affordable housing developers such as TELACU and Los Angeles Community Design Center to provide 
affordable housing. The cost of developing new housing depends on a variety of factors including density, 
size of units, construction quality and type, location, and land cost. 

ELIMINATION OF REDEVELOPMENT AND HOUSING SET-AsIDE FUNDS 

A 1976 update to State redevelopment law required redevelopment agencies to set aside 20% of their tax 
increment revenue for the provision of affordable housing. The California Redevelopment Association 
estimates that redevelopment agencies have contributed to the production of over 98,000 units of 
affordable housing since 1993. Set-aside funds totaled $5.6 billion in 2007-08. Redevelopment was a 
common source of funds for affordable housing developed by nonprofits. Redevelopment funds are in 
almost every affordable housing deal in California and are the second-biggest source of funds in the State, 
after Federal funds. With the elimination of redevelopment, the City of Montebello lost $17.5 million in 
tax increment revenue from three redevelopment project areas. Of this total revenue, approximately $3.8 
million was earmarked for affordable housing. 
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SECTION 3 - HOUSING CONSTRAINTS 

The supply and availability of housing may be constrained by governmental actions, environmental 
conditions, infrastructure capacity, and the economic conditions related to the housing market. These 
constraints can affect the supply and cost of housing by increasing development costs and reducing the 
availability of land on which to build housing. When development costs rise, housing may no longer be 
economically feasible for developers to build. State law requires that Housing Elements analyze potential 
and actual governmental and non-governmental constraints to the production, maintenance, and 
improvement of housing for persons of all income levels and disabilities. The constraints analysis must 
also demonstrate local efforts to remove or mitigate barriers to housing production and housing for 
persons with disabilities. Where constraints to housing production related to the City's regulations or 
land use controls are identified, appropriate programs to remove or mitigate these constraints are 
included in the Housing Plan. 

3.1 GoVERNMENTAL CONSTRAINTS 

The goal of local government regulations on developments is to protect public health and safety and to 
ensure quality of life. However, these regulations can raise price of development, render development 
infeasible, and constrict housing availability, especially that of affordable housing. The cost and 
availability of housing is directly impacted by building and development code requirements (zoning, 
subdivision, grading, etc.). Although many governmental constraints restricting housing development are 
imposed by other levels of government, the following sections contain local regulations and land use 
policies that the local government has power to control such as land use policies, site improvement 
requirements, permit and impact fees, and permit processing procedures. 

LAND USE DESIGNATIONS 

Table 3-1 shows a list of land use categories that permit residential uses. The Zoning Code establishes the 
distribution and allocation of various land uses, density, and sets development requirements for the City 
(refer to Table 3-1). An update of the General Plan, including the Community Development Element, was 
initiated in the early 2ooo's. The General Plan Update was suspended in 2008 due to the City's fiscal 
limitations. The City will restart the General Plan Update within the next 12 to 24 months following the 
revision of the State's Guidelines being developed by the Governor's Office of Planning and Research. In 
order to retain consistency between the two documents, following adoption of the General Plan, the 
Zoning Ordinance will be updated. The existing adopted Land Use Element establishes the following land 
uses that accommodate housing: 

• Low-Density Residential. The Low-Density Residential category provides for the development of 
single-family residences within a density range of zero to 8 units per acre. Development is 
characterized generally by detached homes on individual lots. The new density range following 
the rezoning will range from o to 8 units per acre. 
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• Medium-Density Residential. The Medium-Density Residential category allows single-family 
homes, duplexes, triplexes, and fourplexes including townhouses and condominiums. The 
existing development densities may range from 8.1 to 15.0 units per acre. The new density range 
following the rezoning will range from 9 to 15 units per acre. 

• High-Density -Residential. The High-Density Residential category accommodates all types of 
housing, and specifically housing development of a more intensive form, including apartments, 
condominiums, and senior housing. The existing development densities may range from 15.1 to 
22.0 units per acre. The new density range following the rezoning will range from 16 to 22 units 
per acre. 

• Very High-Density Residential. The Very High-Density Residential category will accommodate 
high-density housing, and specifically housing development of a more intensive form, including 
apartments, condominiums, and senior housing. Very High-Density Residential is intended for 
specific areas where higher density may be appropriate. The existing development densities may 
range from 22.1 to 35.0 units per acre. The existing Zoning Map currently does not designate 
very high-density zone. The new density range following the rezoning will range from 23 to 35 
units per acre. 

• Mixed Use. The Mixed Use category is new and will provide areas for mixed use urban 
environments that offer opportunities for people to live, work, shop, and recreate in one area. 
Mixed use integrates residential, commercial, and/or office uses into one building or project area. 
The maximum permitted residential density and the maximum permitted FAR is 1.5. Sites along 
Whittier Boulevard and selected sites along Beverly Boulevard will be designated for Mixed Use. 
New mixed use and urban housing development standards will be adopted within one year 
following the adoption of this Housing Element. 

General Plan 
Land Use 

Desi1mation 
Low-Density 
Residential 

Medium-Density 
Residential 

High-Density 
Residential 

Very High-Density 
Residential 

Mixed Use (new) 

F uture 

Consistent 

Table 3-1 
an se ate2or1es L d U  C . P 

Density -du/ac 

ernnttin2 R "d es1 ences 

Zoning District Existing (Future} Typical Residential Type(s} 

R-A & R-1 o-8 units Detached single-family residences on individual lots (o-8 units) 

R-2 8.1-15 units Single-family homes, duplexes, triplexes, and fourplexes 
(9-15 units), including townhouses and condominiums. 

15.1-22 units All types of housing, and specifically housing development of a 
R-3 more intensive form, including apartments, condominiums, and (16-22 units) senior housing 

22.1-35 units High-density housing, and housing development of a more 
R-4 intensive form, including apartments, condominiums, and 23-35 units senior housing. 

MXU 55 units A mix of residential, commercial, and/or office uses into one 
building with a maximum density of 40 units per acre. 

Followmg adoption of the General Plan, the Zomng Code WIii be reVISed to ensure consistency. Development standards were 
drafted and adopted in 2014 to implement the Mixed Use land use designation. Source: City of Montebello Zoning Code and 2008 

Draft General Plan. 
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The Land Use Element and Zoning Ordinance contain the basic standards that allow for the development 

of a variety of housing types. Housing Element law specifies that jurisdictions must identify adequate 

sites through appropriate zoning and development standards to encourage the development of various 

types of housing. This includes single-family housing, multi-family housing, mobile and manufactured 

homes, emergency shelters, and transitional housing, among others. Various housing types are permitted 

within residential zones in the City, as well as conditionally permitted in specific commercial zones. The 

existing residential zone districts are summarized in Table 3-2. 

Table 3-2 
Housing Types by Zone District in the Existing Zoning Ordinance (Refer to Appendix A) 

Residential Uses R-A R-1 R-2 R-3 R-4 C-R C-1 C-2 C-M M-1 M-2 

Single-family detached dwellings p p p p p --- --- --- --- --- ---

Single-family attached dwellings 

Duplex --- --- p p p --- --- --- --- --- ---
Multi-family dwelling --- --- --- p p --- --- --- --- --- ---
Accessory Dwelling Unit p p p p p --- --- --- --- --- ---

Children's Homes CUP CUP CUP CUP CUP CUP CUP CUP CUP --- ---
Convents and Monasteries CUP CUP CUP CUP CUP --- --- --- --- --- ---
Dwellings, Caretaker (Quarters) --- --- --- --- --- --- --- --- p p p 

Family Care Services for 7 or More CUP CUP CUP CUP CUP --- --- --- --- --- ---
Persons (convalescing mental patients) 

Homes for Senior Citizens and CUP CUP CUP CUP CUP Handicapped 
--- --- --- --- --- ---

Mobile Home Parks --- --- --- CUP CUP --- --- --- --- --- ---
Mobile/Manufactured Homes* --- p p p p --- --- --- --- --- ---

. .  * SubJect to site plan review to ensure architectural compat1b1hty with the neighborhood. An appl!cat10n with plans, site rendenngs 
and/or elevations depicting and describing roof overhang, roofing material, and exterior siding material shall be subject to approval of 
the planning commission following a noticed public hearing. 

"P" = permitted uses 
"CUP" = conditionally permitted uses "---" = uses not permitted 
Source: City of Montebello Zoning Code, 2005. 

ACCESSORY DWELLING (SECOND) UNITS 

Accessory dwelling units, also known as "second dwelling units," are permitted by right in residential 

zoning districts consistent with State law (California Government Code Section 65852.2). Accessory units 

are permitted by right in R-1, R-2, R-3, and R-4 zones. Development standards include: 

• Minimum of 350 square feet of living space. 

• Attached units may not exceed 35% of the size of the existing unit. 

SECTION 3 - HOUSING CONSTRAINTS • PAGE 61 



CITY OF MONT EBELL O 
HOUSING EL EMENT • 2014-2021 

• Detached accessory units may not exceed 1,200 square feet. 

• Detached accessory units must be separated from the existing dwelling unit by a minimum of ten 
feet. 

• Accessory units must incorporate the same or similar architectural features, building materials, 
and color as the primary dwelling unit on the property. 

• The primary dwelling unit and the accessory dwelling unit must both be equipped with 
"hardwired" smoke detectors (with battery backup) and automatic fire extinguishing systems 
(sprinkler) systems subject to fire department specifications, unless it is determined to be 
infeasible by the Fire Department. 

• An owner of the property upon which an accessory dwelling unit is located who has at least a 50% 
ownership of the property must utilize either the primary dwelling or the accessory dwelling as 
their principal place of full-time residence. 

• The accessory dwelling unit shall not be owned or sold separately from the primary dwelling unit. 

The City approved 13 accessory dwelling units between 1998 and 2006. 

RESIDENTIAL DENSITY STANDARDS 

The current adopted Montebello General Plan (Land Use Element, 1973) allows residential densities of up 
to 29 units per acre in the very high-density residential areas. The City's existing Zoning Code lists 
densities based on the number of dwelling units allowed per a set square-footage. For example, the R-2 
and R-3 zones allow one unit per 3,000 square feet of lot area (14.5 units per acre). The R-4 zone allows 
one unit per 2,000 square feet of lot area (21.0 units per acre). In the existing Zoning Code, lower 
residential densities also depend on location. For example, areas zoned R-A or R-1 near Beverly 
Boulevard, have smaller minimum lot area requirements to the south of Beverly Boulevard than areas to 
the north of Beverly Boulevard. 

To provide more housing, the Draft Community Development Element that has yet to be adopted includes 
three mixed use categories, the Whittier Corridor: Downtown Mixed Use area (55 units per acre), the 
Whittier Corridor Mixed Use area (32 units per acre), and the Beverly Corridor Mixed Use area (32 units 
per acre). Following adoption of the General Plan, the Zoning Code will be updated to reflect the density 
changes and mixed use categories described in the General Plan. 

RESIDENTIAL DEVELOPMENT STANDARDS 

The purpose of residential development standards is to protect and promote health, safety, and general 
welfare of residents and to preserve the character of neighborhoods. Key residential development 
standards are described in this section. 
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• Number of Bedrooms. Buildings in R-2, R-3, and R-4 zones are limited to a maximum of one 
bedroom per 1,000 square feet. As part of the comprehensive Zoning Ordinance revision, the City 
will remove the number of bedroom requirements to allow more flexible design and higher 
density residential developments. A new program (Program 23, Zoning Ordinance Revision for 
Removing Zoning Constraints) will eliminate this requirement. 

• Building Height. A maximum building height of 35 feet applies to single-family residential while 
a 25 feet height limit applies to R-2, R-3, and R-4. As part of the comprehensive update to the 
Zoning Ordinance, the City will revise the building height limit in the R-2, R-3, and R-4 zones to 
allow higher density residential developments. The anticipated maximum height will range from 
35 feet to 50 feet, depending on the number of stories. 

• Set-backs and Lot Coverage Requirements. The setback requirements for residential 
development included in the City of Montebello Zoning Ordinance are summarized below in 
Table 3-3. 

Table 3-3 
Minimum Residential Setbacks 

r Yard 
Adjacent 

Setback 
I 

Property 

Front Street 20 ft. 

5 ft. for habitable structures; zero for non-
' 

Other lots 
habitable structures 

Side Alley 
5 ft. for garage opening on alley; zero for non-
habitable structures 

Street 10 ft. , 20 ft. for garage opening on street 

Other lots 
10 ft. for habitable structures; zero for non-
habitable structures; 5 ft. for reverse corner lots 

Rear 

Alley 
5 ft. for habitable structures, or garage opening; 
zero for non-habitable structures 

Source: City of Montebello Zoning Code. 

• Lot Coverage Requirements. For single-family homes, buildings may cover between 40% and 
50% of the lot, leaving the remaining 50% to 60% for open space. Most of this open space is 
located within the required front and back yards. There are no lot coverage requirements for 
multiple-family developments. 

• Open Space. Residential development within the two-family residential R-2 zone is required to 
provide 100 square feet of private and 300 square feet of total open spaces per unit (private or 
common space). Development within the R-3 and R-4 zones is required to provide 150 square 
feet of private open space and 100 square feet of common open space per unit, for a total of no 
less than 300 square feet of total open space per unit. The City's requirements for open space 
does not constrain the development of housing, and are comparable, and often less than those in 
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surrounding communities, such as Alhambra and Monterey Park. 

• Parking. For all residential zones, a minimum of two enclosed parking spaces per dwelling unit 
are required. For medium- to very high-density zones such as R-3, and R-4, one guest parking 
space per three dwelling units is also required. Mobile homes and mobile home parks require 
one parking space plus 0.5 guest parking space per site (refer to Table 3-4). These parking 
requirements are considered similar to neighboring communities and are not expected to be a 
constraint to future residential development. Parking standards will reviewed as part of the 
iloning Ordinance revision that will follow the Housing Element update (refer to Program 23: 
Zoning Ordinance Revision for Removing Zoning Constrains). 

Use 

R-A and R-1 zones 

R-2, R-3, and R-4 zones 

Accessory Dwelling Unit 

Table 3-4 
Parking Requirements 

Required Parking Spaces 

2 enclosed spaces per unit 

2 enclosed spaces per unit, plus 1 visitor 
space per 3 units 

1 space enclosed in a garage 

I 

Nursing/Convalescent Hospitals, 
Sanitariums, Rest Hornes, Hornes for the 
Aged 

No less than 3, 1 for each 2 resident-employees; 
plus 1 for each 2 residents and/or patients 

Source: Montebello Zoning Code, 2013. 

The Planning Commission may authorize the joint use of parking facilities if up to 50% of the parking 
facilities used primarily for a day-time use may be provided by the parking facilities used primarily for a 
night-time and/or Sunday use. The reverse is also true: up to 50% of the parking facilities used primarily 
for a night-time and/or Sunday use may be provided by the parking facilities used primarily for a day­
time use. In order for a joint use parking permit to be approved, the Applicant must show that there is no 
substantial conflict in the principle operating hours of the buildings or uses for which the joint use of off­
street parking facilities is proposed. 

DENSITY BONUS REQUIREMENTS 

State law (§56915 of the Government Code) permits developers to receive density bonuses of 20% to 35%, 
depending on the amount and type of affordable housing provided. The density bonus regulations allow 
for exceptions to applicable zoning and other development standards to further encourage development of 
affordable housing. A developer can receive an incentive or concession based on the proportion of 
affordable units for target groups. Incentives or concessions may include, but are not limited to, a 
reduction in setback and square-footage requirements and a reduction in the ratio of vehicular parking 
spaces that would otherwise be required that results in identifiable, financially sufficient, and actual cost 
reductions. Developers may seek a waiver or modification of development standards that have the effect 
of precluding the construction of a housing development meeting the density bonus criteria. The 
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developer must show that the waiver or modification is necessary to make the housing units economically 
feasible. While the City abides by State law with regard to density bonuses, the Zoning Code does not 
currently reference State Density Bonus requirements. The Zoning Code will be updated as part of the 
comprehensive revision to facilitate the development of affordable housing. 

PROCESSING COSTS AND TIME 

The City works closely with developers to expedite approval procedures so as not to put any unnecessary 
timing constraints on development. For a typical project, an initial pre-consultation meeting with the 
Community Development Department, Public Works, and the Fire Department is arranged to discuss the 
development proposal. Then a tentative parcel map application, for example, or a description of project 
must be filed with a site plan, which is first reviewed by the Planning Department and other agencies, 
such as Public Works, for consistency with City ordinances. The City also encourages the joint processing 
of related applications for a multiple-family project. Table 3-5 identifies the typical processing time most 
common in the entitlement process. It should be noted that each project does not necessarily have to 
complete each step in the process (i.e., small scale projects consistent with General Plan and Zoning 
designations do not generally require discretionary approvals. 

For a typical housing project, an initial pre-consultation meeting with the Community Development 
Department, Public Works, and the Fire Department is arranged to discuss the development proposal. 
After the project is approved, the building department performs plan checks and issues building permits. 
Throughout the construction of a multiple-family development, the Building Department will perform 
building checks to monitor the progress of the project. A site plan review is required for all residential 
developments consisting of 3 or more units (Chapter 17.74 of the City of Montebello Municipal Code). 
Table 3-5 outlines typical approval requirements for a typical single-family infill project, a typical 
subdivision, and a typical multiple-family rental housing development. 

Table 3-5 
Permit Review Tirnelines in the City of Montebello 

Type of Approval or Permit Typical Processing Time Approval Body 

Site Plan Review 30-60 days Planning Commission 

Plan Check 2-3 weeks City Staff 

Conditional Use Permit 60-90 days Planning Commission 

Variance 60-90 days Planning Commission 

Zone Change 90-120 days Planning Commission 

General Plan Amendment 90-120 days City Council 

Final Subdivision Map 6-8 months Planning Commission 

Tentative Subdivision Maps 60-90 days Planning Commission 

Parcel Maps 60-90 days Planning Commission 

Negative Declaration 3-4 months Planning Commission 

Environmental Impact Report 6- months Planning Commission 

Source: City of Montebello, 2017 
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The developer must also determine if the proposed project is a "Priority Project" and subject to the 

National Pollutant Discharge Elimination System (NPDES) Permit's Standard Urban Stormwater 

Mitigation Plan (SUSMP) requirements. If the project is subject to these requirements, it must meet 

SUSMP requirements prior to issuance of grading and building permits. In addition, school fees must be 

paid to school districts prior to issuance of building permits. School fees for the Montebello Unified 

School District are $4.00 per livable square-foot. 

The site plan approval process generally requires 30 to 60 days. The site plan review process ensures that 

a project complies with the applicable Zoning standards. Except for single-family homes, multiple-family 

residential developments must receive approval from the Planning Commission prior to the issuance of a 

building permit. When the proposal is discretionary, the architecture and site plan are among the 

elements the City considers along with any requested discretionary approvals. The City does not restrict 

occupancy of unrelated individuals in local housing. Building permit and plan check fees are in line with 

those currently charged by other jurisdictions in the area. Local governments may unintentionally 

influence the cost of housing through land use controls, building codes and their enforcement, fee 

processing requirements, required on-and-off-site improvements, and taxes and insurance. The 

aforementioned fees for the City of Montebello are summarized below in Table 3-6. 

Table 3-6 
Current Permit Fees for Montebello 

Description Fee 

Conditional Use Permit (CUP) $1,852.63 

Extension of Nonconforming Use Permit $1,522.74 

Variance $1,734.00 

Zone Change 3,751.67$ 

Extension of CUP or Variance $474.52 

Zoning Code Amendment $3,646.04 

Specific Plan $3,751.67 

General Plan Amendment $3,408.78 

Site Plan Review $1,481.53 

Planned Development District $1,831.62 

Hillside Plan Review $1,731.44 

Mobile Horne Site Plan Review $1,692.79 

Initial Study/Negative Declaration 1,017.06$ 

Categorical Exemption $118.63 

!Tentative Tract Map $2,076.50 

Tentative Parcel Map $1,628.37 

Lot Line Adjustment $1,628 .. 37 

Source: City of Montebello, 2017 
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Land costs are a major contributor to overall housing production prices. The balance of the City's housing 
production will occur in the infill areas. In these areas, the land costs are, in part, associated with the 
costs of the single-family dwellings now on the sites. Land prices for new residential construction range 
from $20 to $25 per square-foot. The practical effect ofland prices relates primarily on infill sites that are 
underutilized. Consequently, the land costs (i.e., resale homes) would need to be adjusted to per-unit land 
costs based on the existing density. Construction costs include the materials and labor necessary to build 
the structure. These costs will vary widely depending on the quality features (e.g., size, roofing, carpeting, 
etc.) that are incorporated in the structure. The cost for the construction of a single-family home is in the 
area of $50 to $75 per square-foot. 

The Zoning Ordinance does include a definition for "family'' in its listing of definitions which that 
removed as part of the Zoning Ordinance revision. The Montebello Municipal Code, Section 17.08. 290 -

states the following: 

"Family" means an individual; two or more persons related by blood, marriage or adoption; or 
any other bona fide single housekeeping unit consisting of a group of persons, all of whom 
voluntarily reside together in one dwelling on a relatively permanent basis and share the use of the 
entire dwelling unit. 

The removal of "family'' from the definitions is a State requirement. Section 3.24.010 of the City's 
municipal code, the City imposes the following impact fee: 

• $1,183 per single-family unit or condominium conversion requiring subdivision map approval; 
and, 

• $681 per mobile home. 

The City does not impose a development tax on the development of new multi-family housing. As such, 
the impact fee is not considered to be a constraint to affordable housing development. 

New developments in Montebello are subject to development review and permit processing. The 
discretionary review process and permit processes are required to ensure a safe environment for 
Montebello residents. The City makes full use of the CEQA Class 32 Infill Exemption to "streamline the 
environmental review for those projects requiring discretionary approval." The required finding for the 
use and approval of the Class 32 exemption correspond to those required for this exemption. The time 
frame for review and approval by the Planning Commission is 12 to 20 weeks. The average building 
permit plan check time frame is 4 to 6 weeks each time plans are submitted. In order to facilitate home 
improvements, the City publishes a Homeowner's Guide to Residential Improvement, which outlines the 
process for obtaining building permits for a variety of renovations and improvements. To reduce time 
and associated cost of the permit process, the City's Community Development Department offers one-sto 
processing for developments. This process reviews submitted documents for com leteness. 
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Proposed developments that are located in the hillside areas indicated in the Montebello Hillside Areas 
Map and requiring subdivision or a grading permit must undergo a Hillside Plan District Review to 
ensure compatibility with existing and future developments in this area. This review process may take 
approximately 3 to 4 months. However, due to the largely built-out character of the City, Hillside Plan 
District review has not been utilized in recent years. Aside from single-family units, all developments 
within the Civic Center District are subject to a review by the Planning Commission and City Council. The 
review ensures that any new development meets high quality standards of the Civic Center District. This 
review process may take approximately 3 to 6 months, depending on meeting availability. The purpose of 
the Conditional Use Permit (CUP) is to allow proper integration of uses into the community which may 
only be suitable in specific locations, or only if such uses are designed or constructed in a particular 
manner on the site, and under certain conditions. The CUP is an entitlement application that requires a 
public hearing and the adoption of specific findings, including: 

• The site for the proposed use is adequate in size and shape; 

• The site has sufficient access to streets and highways, and is adequate in width and pavement type 
to carry the quantity and quality of traffic generated by the proposed use; 

• The proposed use will not have an adverse effect upon adjacent or abutting properties; and, 

• The proposed use is consistent with the General Plan. The conditional use permit may subject the 
project to conditions that the Planning Commission finds warranted by the circumstances 
involved. These conditions may include the dedication and development of streets adjoining the 
property and other improvements. 

The site plan review process is designed to minimize or preclude potential adverse impacts to the public 
interest or on abutting properties and adjacent residential, commercial, and industrial neighborhoods, 
resulting from the design or layout of a proposed development. Multi-family residential developments of 
three or more units and commercial and industrial developments of 5,000 square feet or more building 
area are subject to Planning Commission review and approval of site plans. This review process may take 
approximately 2 to 3 months. 

A planned development district (PD) is a master planning mechanism for the development of larger 
parcels of land in residential, commercial, and manufacturing zones where the existing underlying 
development standards do not functionally allow for reasonable development. This master planning 
mechanism allows for a comprehensive approach to development on a single parcel or contiguous parcels 
of land under single or joint ownership, and allow for flexibility in land use controls typically required by 
another zoning designation. The planned development mechanism encourages the use of modern 
planning and development techniques thereby ensuring more efficient utilization of land in the 
community. A precise plan of development is also required in conjunction with a planned district 
development. 

SECTION 3 - HOUSING CONSTRAINTS • PAGE68 



CITY OF MONTEBELLO 
HOUSING ELEMENT• 2014-2021 

An application for planned development district designation and precise plan of development approval 
will not be approved unless the planning commission and/ or city council determines that the approval is 
consistent with the public safety and general welfare, that the development proposed is consistent with 
the city's general plan and any applicable specific plan. However, strict adherence to the underlying range 
of uses and/ or density requirements may not be necessary if a reasonable mix of uses and densities can be 
designed to be compatible with one another within the PD and with those existing and/ or proposed uses 
in the immediately surrounding properties provided that the mix of uses and densities is consistent with 
the overlying designations of the general plan for the lots in the PD. The establishment and operation of 
any use in the approved PD shall be in compliance with the requirements of the underlying zoning 
classifications, unless specifically exempted by the approved plan. 

The City has adopted the 2012 State code standards (Title 24 of the California Code of Regulations). The 
City has adopted several minor amendments to the State building code standards to reflect local 
conditions. Modified standards include a requirement for the installation of an automatic sprinkler 
system in all residential projects. While the incorporation of this measure may raise the cost of 
construction and therefore housing, these standards are necessary to prevent and quickly extinguish fires 
that may have far more costly impacts. 

The enforcement of building code standards do not constrain the production or improvement of housing 
in Montebello but instead serves to maintain the condition of the City's neighborhoods. Further, the 
California Building Code is adopted by many cities throughout Southern California and does not, in 
general, pose a constraint to residential development. The City maintains an active code enforcement 
program. This enforcement protects residential neighborhoods against the ill effects of neglect and 
deferred maintenance. Goals of the Code Enforcement Division include: 

• Administer a fair and unbiased enforcement program to correct violations of the Montebello 
Municipal Code. 

• Work with Montebello residents, businesses, neighborhood associations, and public service 
agencies to: establish community priorities for code enforcement; assist community self-help 
programs; and develop public outreach programs. 

• Utilize an effective "Complaint Management System," which is a responsive solution-oriented 
approach, designed specifically to provide practical and efficient response to code enforcement 
complaints. 

• Establish priorities for a proactive approach to code enforcement. Long-term comprehensive 
solutions are developed and implemented in order to address specific nuisances or code 
enforcement problems within the community. 
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3.2 ENVIRONMENTAL CONSTRAINTS 
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The City of Montebello is an urban environment susceptible to many natural hazards including wildfire, 
earthquakes, floods, and hazardous materials. Residential developments located near active earthquake 
faults should provide seismic reinforcements and comply with appropriate seismic codes. Future 
residential developments located near excessive transportation-related noise or other nuisances should 
have adequate insulation to protect residents from noise pollution. 

• Wildfire. The City of Montebello is an urbanized area with limited vegetation to raise major 
concerns regarding wildfire. However, to ensure emergency access and provision of fire 
protection flows in the case of a fire, the City's Fire Department requires the following: fire 
protection flows of 1,500 gallons per minute; a minimum 20-foot road width for fire vehicle 
access; and a 100-foot clearance around structures located in brushy hillside areas. 

• Earthquake. Montebello does not contain an active fault identified within its boundaries. Thus, 
the City is not required to withhold permit issuance or require geologic investigations to 
demonstrate structural safety associated with fault rupture. However, since Montebello is located 
close to the Whittier Fault and atop several blind thrust faults, all structures must abide by 
seismic reinforcement requirements of the City's Building Code. 

• Landslide. The northern portion of the City consists of hillside areas (Montebello Hills and the 
eastern part of the Montebello Town Center). The City requires submission of soil and geologic 
conditions surveys by State-licensed engineering geologists for review of development proposals 
involving steep slopes, grading, unstable soils and other hazardous conditions. Based on the 
results of surveys, mitigation measures may be required. 

• Liquefaction. Areas of Montebello that may be subject to potential liquefaction are located along 
the eastern boundary of the City, parallel to the Rio Hondo River. Liquefaction affects stability of 
foundation soils and requires soil investigation prior to construction of buildings for occupancy. 

• Flood Hazard. 100-year and 500-year flood zones are located along Garfield Avenue south of the 
Pomona Freeway to Hay Street just south of Beverly Boulevard; industrial areas near the 
Montebello School District property at the comer of Mines Avenue and Maple Avenue; the west 
side of Mines Avenue at Beach Street; and the area south of Lincoln Avenue and north of the 
Whittier Narrows Dam. 

• Hazardous Materials. Every hazardous material handler is required to submit a business plan 
and an inventory of hazardous substances and acutely hazardous materials to the Montebello Fire 
Department on a yearly basis. If the hazardous materials inventory of a business should change, a 
revised business plan must be submitted. Hazardous material users and generators in the City 
include gasoline stations, auto repair shops, printers and photo labs, clinics, dry cleaners, schools, 
fire stations, and a variety of other commercial and industrial land uses. Developments on 
brownfield sites and other sites with hazardous materials will require additional costs to clean 
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them of dangerous contaminants. Additional environmental studies, reports, and mitigation 
measures can increase development costs, but also ensure safety. 

3.3 INFRASTRUCTURE CONSTRAINTS 

Infrastructure that is substandard and needs to be replaced or the need for new facilities may also add to 
development costs. The potential infrastructure constraints that should be considered as part of any 
future residential development are outlined in this section. 

• Water Service. Water service for the City is provided by five service providers in five different 
districts: California Water Service Company, Central Basin/Metropolitan Water District (MWD), 
Montebello Land and Water, San Gabriel Valley Water Company, and the South Montebello 
Irrigation District. 

• Sewer Service. The County Sanitation District maintains and operates the sewer system in the 
City of Montebello. Sewer lines are maintained by the County Department of Public Works with 
sewage from the area conveyed through sewer mains into the Joint Water Pollution Control Plant 
(JWPCP) in Cerritos. The wastewater generated by future development within the project site 
will be treated at the Los Coyotes Water Reclamation Plant located in the City of Cerritos. This 
plant has a design capacity of 37.5 million gallons per day (mgd) and is currently treating an 
average of 31.3 mgd. 

• Storm Drainage. Storm drainage is facilitated using catch basins and storm drains. These lines 
ultimately connect to the drainage pipes maintained by the Los Angeles County Department of 
Public Works and are disposed into the San Gabriel River, the Los Angeles River and the Rio 
Hondo River. Storm water flows from future major development will be conveyed to a gutter 
system, into clarifiers, and then continues into existing storm drains. The majority of the 
potential development sites was previously paved or otherwise covered with impervious surfaces. 
As a result, no additional storm water infrastructure will be required to accommodate the 
projected demand. Nevertheless, new development will be required to comply with Federal Clean 
Water Act requirements, and to obtain a National Pollutant Discharge Elimination System 
(NPDES) permit from the Los Angeles Regional Water Quality Control Board. 

3.4 MARKET CONSTRAINTS 

Factors that influence housing cost, such as availability of land, cost of land, and cost of construction can 
increase housing costs and limit the number of housing affordable to low and moderate-income 
households, seniors, disabled, and others with special housing needs, or make housing economically 
impractical. 
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FINANCING CONSTRAINTS 

Obtaining home loans allows homeowners to purchase or to renovate homes. The Home Mortgage 
Disclosure Act (HMDA) requires financial and mortgage lending institutions such as banks, savings 
associations, and credit unions to collect and publicly disclose information about housing loans and 
applications for such loans, including the Applicant's income, gender, and race/ethnicity as well as the 
status of the applications. Interest rates and :financing availability can limit housing for renters and 
homebuyers. As of September 2013, interest rates for home purchase loans of $300,000 to $417,000 at a 
30-year fixed rate in Montebello are as low as 3.65%. In the recent past, Montebello and the country as a 
whole have experienced interest rates at historically low levels, enabling many households to purchase a 
home. These rates have risen over the past few years, and many households - particularly households 
with adjustable rate mortgages - realize that they are unable to pay new mortgage rates. 

Beginning in 2006, increases in interest rates resulted in an increased number of foreclosures for 
households with sub-prime loans when a significant number of subprime loans with variable rates began 
to convert to fixed-rate loans at much higher interest rates. The number of mortgage default notices filed 
against homeowners reveals foreclosure rates in specific areas. The number of default notices filed 
against homeowners in Los Angeles County has increased substantially since 2008 and continuing 
through the great recession. In September 2013, there were 111 homes for sale that were foreclosures. 
Furthermore, the availability and cost of capital required for pre-development costs for new housing, such 
as land purchase option money and project design and entitlement processing, as well as uncertainty in 
the larger housing market, remain a deterrent to development of affordable housing. 

According to International Code Council's Building Valuation Data, typical, wood-frame residential 
construction ranged from $112 to $143 per square-foot for single-family housing and $102 to $152 per 
square-foot for multi-family housing in 2015. The median home value in the City is $496,110. The 
Montebello Housing Development Corporation (MHCD) informs, educates, and facilitates home 
ownership for people in the community focusing low to modest-income working families who qualify for 
assistance. MHDC provides service events including housing fairs, home rescue fairs, foreclosure 
workshops, :financial literacy classes, and outreach to local residents. There are numerous financial 
institution in the City that may provide conventional housing loans to qualifying borrowers. 

DEVELOPMENT COSTS 

This section discusses the development costs such as land, labor, and construction costs that determine 
housing affordability. Montebello is a predominantly urban area that is mostly built out. Even though 
land costs vary depending on the condition of the land at the time of purchase and location of land, land 
costs account for a large portion of total development costs and constrain housing development. 

Pursuant to the California Labor Code regulations, developers of federally funded or assisted projects 
must pay prevailing wages for construction, alteration, installation, demolition, or repair work. Single­
family homes and apartments up to four stories that are publicly funded are also required to pay 
prevailing wages. Public works projects exceeding $1,000 in value also are subject to prevailing wage 
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requirements. Even public transfer of an asset for less than fair market value such as a land write-down 

would be considered to be paid for by public funds. If public funds are involved, prevailing wages rates 

may be triggered. Although the difference between prevailing wages and standard wages vary regionally 

and by occupation, prevailing wages add significantly to the development cost and reduce the number of 

affordable units that could have been completed otherwise. 

Construction costs include construction type, material, and custom versus conventional unit design, site 

conditions, finishes, amenities, size, structure, and construction schedule/timeline. According to 

International Code Council's Building Valuation Data, typical, wood-frame residential construction 

ranged from $112 to $143 per square-foot for single-family housing and $102 to $152 per square-foot for 

multi-family housing in 2015. Updates to the California Title 24 Energy Code require higher insulation 

values that requires thicker, often more expensive materials that have increased building costs. 

Construction costs make up a large portion of development costs depending on the size and timeline of 

the project. However, since construction costs are similar regionally, they are not considered a major 

constraint to housing production. New developments often require site improvements that can 

significantly increase development costs. The Subdivision Code (Section 16.32.020 of the Montebello 

Municipal Codes) requires on- and off-site improvements for subdivision and all division of land. The 

City requires the following systems designed and constructed to serve each proposed lot: 

• Domestic water distribution system; 

• Sewage system; 

• Storm water drainage system; 

• Public and/ or private street and alley system; 

• All necessary utilities, including, but not limited to, facilities of water, natural gas, electricity, and 

telephone service; and, 

• All public improvements necessary to provide services. 

To complete these requirements, developers must submit construction plans for approval. Developers 

may also be required to provide supplemental improvements that are dedicated to the public as indicated 

in Government Code Section 66485 such as off-site sewer lines. Portions of curbs, gutters, sidewalks and 

driveways may be required to be replaced, depending on their condition. Subdivisions must abide by 

requirements of grading and erosion control including the prevention of sedimentation or damage to off­

site property, and provide a preliminary soils report. A soils investigation report is typically required as 

necessary to ensure suitable development. 
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SECTION 4 - HOUSING PLAN 

4.1 INTRODUCTION TO THE RHNA 

This section of the City of Montebello Housing Element compares the housing need projections developed 
by the Southern California Association of Governments (SCAG) as part of the Regional Housing Needs 
Assessment (RHNA). The authority to determine housing needs for the various income groups for cities 
within the region has been delegated to the Southern California Association of Governments (SCAG), 
pursuant to Section 65584 of the Government Code. The RHNA housing need for Montebello is 
categorized according to the following income groups: 

• The Very Low-income households are those households whose income does not exceed 50% of 
the median household income for the greater Los Angeles area; 

• The Low-income households earn from 51% to 80% of the median; 

• The Moderate-income groups earn from 81% to 120% of the median; and, 

• The Above-Moderate households earn over 120% of the median income. 

THE 4™ AND 5™ CYCLE RHNA OBLIGATION AND Av AILABLE SITES 

Housing law requires this Housing Element to consider the RHNA requirements (along with any un­
accommodated RHNA need) for the previous 5th Cycle planning period (2014-2021) as well as the current 
5th Cycle planning period (2014-2021). That is, any deficit in housing units from the 4th Cycle RHNA must 
be accommodated in this Housing Element. The key element in meeting the State's AB 1233 findings is 
the number of very low and low income units that were provided during the 5th Cycle. As indicated in 
Table 4-1, the total RHNA for very low and low income units is 201 units. Table 4-1 also summarizes the 
affordable units provided that may be applied to the 5th Cycle RHNA. 

Table 4-1 
Regional Housing Needs Assessment for the 5th Cycle 

Planning Period (2006 to 2013) 

l Income Category Total Units Very Low & Low 
Units 

Very Low-Income (<so % MFI) 123 . 123 

Low-Income (51-80 % MFI) 78 78 

Moderate-Income (81-120 % MFI) 85 --

Above Moderate-Income (>120 % MFI) 217 --

Total RHNA 503 201 
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AFFORDABLE RESIDENTIAL DEVELOPMENT THAT OCCURRED DURING THE 5m CYCLE 

According to City records for the 5th Cycle, a single affordable housing development was constructed 
during the previous 5th City planning period. The TELACU project located at North Montebello Boulevard 
and West Whittier Boulevard included 54 units available to low-income seniors, and one moderate­
income manager's unit. Construction was completed in 2008. The 4.17-acre project site is located on the 
northwest comer of Montebello Boulevard and Whittier Boulevard. The site's current addresses are 800 
Whittier Boulevard and 124 North Spruce Street. A covenant that is applicable to the project guarantees 
its affordability for 99 years. The recorded covenant (recorded in 2005) for this project requires that the 
54 affordable senior citizen rental units must maintain affordable rents set at 30% of the 80% of the area 
median income. 

R-3 ZONED VACANT AND UNDERUTILIZED SITES AVAILABLE FOR RESIDENTIAL DEVELOPMENT IN THE 

s™ CYcLE 

In addition to the aforementioned affordable housing development, the following vacant and/or utilized 
sites were available to accommodate potential 4th Cycle affordable housing development. The available 
sites are listed below and are identified in Appendix B. The vacant and underutilized sites available for 
development are listed below. 

• R-3 Site #1. This site is a 2-4-acre site located at 501 S. Montebello Avenue which is zoned R-3. 
This property currently is occupied by 3 duplex units. Assuming a density of 14.5 units per acre, 
this property could yield 30 units. 

• R-3 Site #2. This 3.9-acre site, located at 140 E. Whittier Boulevard, is zoned R-3 (PD). 
Assuming a density of 14.5 units per acre, this site could yield a potential development of 50 units. 
The site is occupied by a manufacturing use. 

• R-3 Site #3. This 9,452 square-foot site is located at 2705 Via Paseo and is currently vacant. The 
property is zoned R-3 and could yield 3 units. 

Table 4-2 
R-3 Zoned Vacant and Underutilized Sites for the 4th Cycle Affordable Housing 

Project Site Address Area Units 

R-3 Site #1 501 S. Montebello Ave. 
Underutilized site consisting of 2-4 acres. 

30 units 
Zoning is R3. 

R-3 Site #2 140 E. Whittier Blvd. 
Underutilized site occupied by industrial 

50 units 
buildings and outdoor storage. Zoning is R3. 

R-3 Site #3 2705 Via Paseo Site is vacant. Zoning is R3. 3 units 

Total 83 units 
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CITY-OWNED HOUSING SITES THAT ARE AVAILABLE FOR THE 5m CYCLE 

The City owns a number of poroperties that would be available for affordable housing developoment that 
would accommodate its 4th Cycle RHNA obligation for very low and low-income households. A survey of 
City-owned properties was undertaken to identify suitable sites. Variables considered in the survey 
included the size of the property (at least 2 acres in area), proximity to existing residential neighborhoods, 
and the character of existing land uses (vacant or underutilized). A total of three sites were selected and 
they are summarized below. 

• City-owned Site #1. This site is located at 716 W. Washington Boulevard and 944 S. Montebello 
Boulevard. This site consists of approximately 2 acres. The site's current zone designation is CM 
and it is currently occupied by a closed carwash. Residential development is located north and 
east of the site. Assuming a rezoning to R-4 and a density of 20 units per acre, the site could 
potentially yield 35 units. 

• City-owned Site #2. This site is located at 224-228 E. Beverly Boulevard. This site consists of 
approximately 2.03 acres. The site's current zone designation is C2 and it is currently vacant. 
Residential development abuts the site on the north, west, and east sides. Assuming a rezoning to 
R-4 and a density of 20 units per acre, the site could potentially yield 35 units. 

• City-owned Site #3. This site is located at 200 E. Beverly Boulevard. This site consists of 
approximately 3.37 acres. The site's current zone designation is C2 and it is currently occupied by 
a closed carwash and commercial use. Residential development abuts the site on the north, west, 
and east sides. Assuming a rezoning to R-4 and a density of 20 units per acre, the site could 
potentially yield 65 units (the sales brochure indicates a maximum potential density development 
density of 32 units per acre). 

The three City-owned properties have a total land area of 7-4 acres. Assuming the densities shown above, 
these three properties could yield up to 82 units. The available City-owned sites are also listed below in 
Table 4-3 and are identified in Appendix B. Program 24 will facilitate the required rezoning to assist in 
the development of affordable housing within these City-owned sites. 

Table 4-3 
City-Owned Sites for the 4th Cycle Affordable Housing 

Project Site Address Area Units 

City-owned Site #1 716 W. Washington Blvd. 
Underutilized site consisting of 2.0 acres. 

35 units 
Zoning is CM. 

City-owned Site #2 224-228 E. Beverly Blvd. 
Underutilized 2.03 acre site occupied by open 

35 units 
space and industrial buildings. Zoning is C-2. 

City-owned Site #3 200 E. Beverly Blvd. The 3.37 acre site is vacant. Zoning is C-2. 65 units 

Total 135 units 
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SUMMARY OF SITES THAT ACCOMMODATE THE 4™ CYCLE RHNA FOR AFFORDABLE HOUSING 

Table 4-4 summarizes the affordable housing that may be provided by combining the housing constructed 
(Section 4.1.1.1) and the vacant R-3 zoned properties (Section 4.1.1.2) and the City-owned sites (Section 
4.1.1.3). As indicated in Table 4-4, the RHNA need for affordable units may be met for the 4th Cycle. 

Table 4-4 
Summary of the 4th Cycle Affordable 

Housing (2006 to 2013) 

Income Category I Total Units 

Affordable Housing Provided (1) 54 units 

R-3 Zones Available Sites 135 units 

City-owned Sites 83 units 

Total Units 272 units 

RHNA Obligation 201 unit5s 

Surplus 71 units 

(1.) These units were provided by the Telecu project (Refer 
to Section 4.1.1.1. 

CURRENT 2014-2021 RHNA 

SCAG's Regional Housing Needs Assessment (RHNA) estimated the seven-year (2014-2021) future 
housing construction need for Montebello at 1,066 units. Of the 1,066 housing units needed to 
accommodate the 5th Cycle need, 269 units should be allocated to very low income households, 161 units 
should be provided for low income households, 175 units should be provided for moderate mcome 
households, and 461 units should be provided for households with above moderate incomes. 

The HCD indicates that the projected need for extremely low income households may be calculated by 
assuming that such households represent 50% of the very low income households. In other words, the 
future house need for extremely low income households in Montebello is projected to be 135 units and the 
projected need for very low income households would be 134 units. The State Legislature also requires 
local governments to consider the projected needs for extremely low-income households. As indicated 
previously, those households that have incomes of 30% of the County median would fall into this 
category. Based on a 2010 Los Angeles County median ($61,632), an extremely low income household 
would have a median annual income of $18,490 or less. According to the 2010 Census, there were 3,980 
persons living in households that were classified as extremely low income (ELI). Of this total number, 
1,105 households were owner-occupied and 3,960 households were renter-occupied. Table 4-5 indicates 
the distribution of the projected housing needs for the four income categories. The additional housing 
required to accommodate the remaining RHNA need of 1,061 units may be met with new infill housing in 
the future Mixed Use zones and as part of the future Montebello Hills Specific Plan. 
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Table 4-5 
RHNA Allocation for Montebello: 2014-2021 

Income Level RHNA (# units) % 

Very Low-income 269 25.2 

Low-income 161 15.5 

Moderate-income 175 16.5 

Above Moderate-income 461 42.8 

Total 1,066 100.0 

Note: The number of units required for Extremely Low Income 
households is 143 units (50% of the total RHNA for Very Low 
Income units) and the adjusted Very Low Income units is 135 
units. 

Source: SCAG RHNA. 

4.2 HOUSING ELEMENT POLICIES 

j 

The City of Montebello seeks to enhance the quality of life for all its residents by maximizing the use of 
available resources in order to assure the availability of safe, decent, and affordable housing, creating a 
suitable living environment, and expanding economic opportunities for the community. The Housing 
Plan identifies long-term housing goals and shorter-term policies to address the identified housing needs. 
The goals and policies will be implemented through a series of housing programs. Housing programs 
define the specific actions the City will undertake to achieve the stated goals and policies, and are 
organized around the City's five housing goals. Quantified objectives identified in particular programs are 
estimates of assistance the City will be able to offer, subject to available financial and administrative 
resources. The State requires that local housing elements address a number of key issues through the 
adoption of policies and the implementation of corresponding programs. In the remainder of this section, 
the existing and recommended housing policies are arranged according to the following issues. 

• Issue No. 1 - Housing Conservation. The policies included in the category indicate the City will 
remain committed to those efforts designed to preserve and maintain the existing housing 
resources, including affordable housing. 

• Issue No. 2 - Removal of Governmental Constraints. The City will continue to explore and 
implement strategies designed to remove those governmental constraints related to the 
production of new housing. 

• Issue No. 3 - Identification of Adequate Sites. The City will remam committed to the 
identification of potential sites along with the appropriate zoning. 
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• Issue No. 4 - Development of New Housing Opportunities for All Income Groups. The policies 

included in the issue category underscore the City's commitment in continuing assistance in the 

development of new housing for all income groups. 

• Issue No. 5 - Equal Housing. The City will adopt policies that underscore Montebello's 

commitment to equal housing opportunities. 

As indicated previously, the existing, revised, and new Housing Element policies have been arranged 

according to the aforementioned issue areas. 

ISSUE No. 1 MAINTENANCE AND CONSERVATION OF HOUSING 

The City of Montebello will remain committed to those efforts designed to preserve and maintain the 

existing housing resources in the City, including affordable housing, with the implementation of the 

following goal and supporting policies: 

Goal 1. The City shall strive to maintain and improve the quality of existing housing and residential 

neighborhoods in Montebello. 

Policy 1.1. The City shall strive to ensure safe, sanitary, and decent housing for all segments of the 

community. 

Policy 1.2. The City will continue to provide proactive code enforcement activities to maintain and 

improve the quality of housing and neighborhoods. 

Policy 1.3. The City will preserve existing affordable housing through rehabilitation programs and 

code enforcement. 

Policy 1.4. The City shall strive make every effort to continue to provide assistance for rehabilitation 

of existing structures and will advertise the availability of housing rehabilitation and encourage the 

rehabilitation of substandard residential properties by homeowners and landlords. 

Policy 1.5. The City will continue to develop strategies for the rehabilitation of multi-unit buildings 

that are in need of renovation. 

Policy 1.6. The City will continue to work to conserve existing affordable housing for lower income 

renters through continuation of rent subsidies, encouraging landowners to extend Section 8 contracts, 

and encouraging the use of rehabilitation programs. 
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ISSUE No. 2 REMOVAL OF CONSTRAINTS 

The City of Montebello will continue to explore and implement strategies designed to remove those 
governmental constraints to new housing production. 

Goal 2. The City will remove potential constraints to housing production and housing affordability. 

Policy 2.1. The City will provide financial and regulatory incentives and remove regulatory barriers to 
encourage the development of lower, moderate, and above moderate income housing as resources are 
made available. 

Policy 2.2. The City will continue to review the permit process to reduce the time associated with the 
housing approval process. 

Policy 2.3. The City will promote consistency between the land use element, including the land use 
map, and the zoning ordinance. 

Policy 2 .4. The City will assist in the provision of housing for extremely low income and special needs 
persons. 

Policy 2.5. The City will cooperate with other agencies and organizations to promote programs that 
meet the needs of the homeless population. 

ISSUE NO. 3 IDENTIFY ADEQUATE SITES 

The following Housing Element policies underscore the City's commitment in continuing to promote new 
residential development through the appropriate Zoning and General Plan designations. 

Goal 3. The City will continue to identify adequate housing sites through appropriate land use, 
zoning, and specific plan designations to accommodate the City's share of regional housing needs and 
will provide land use policy that encourages, promotes, and provides for the development of various 
housing types. 

Policy 3.1 . The City will promote the implementation of standards to allow mixed use and urban 
housing development in appropriate areas (along Whittier Boulevard and at specific intersections on 
Beverly Boulevard and along other commercial corridors). 

Policy 3.2. The City will continue to apply residential density standards which preserve the existing 
character of the City while increasing the availability of sites for housing. 

Policy 3.3. The City will continue to permit a range of residential and mixed use densities to 
encourage a wide spectrum of housing with a variety of housing styles and types distributed 
throughout the City. 
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Policy 3.4. The City will continue to increase the availability of sites for housing by requiring the 
cleanup of contaminated sites and encouraging the consolidation of irregularly shaped parcels. 

Policy 3-5. The City will continue to encourage the development of housing on all parcels suitable for 
residential development. 

Policy 3.6. The City will continue to encourage a wide variety of housing types including smaller, 
more affordable housing to provide options for the City's existing seniors to relocate when they desire 
a smaller home. 

ISSUE No. 4 DEVELOPMENT OF NEW HOUSING OPPORTUNITIES FOR ALL INCOME GROUPS 

The following Housing Element policies underscore the City's commitment in continuing assistance in the 
development of new housing for all income groups. 

Goal 4. The City will continue to pursue programs and funding sources and adoption of policies 
which allow for continued affordability of housing units. 

Policy 4.1. The City will continue to encourage the development of affordable housing throughout the 
community. 

Policy 4.2. The City will promote the development of housing that provides decent and affordable 
housing for households with special needs and for the elderly. 

Policy 4.3. The City will continue to look for revenue sources that will replace redevelopment funds as 
a means to promote and encourage the development of housing and housing programs. 

Policy 4.4. The City will promote homeownership opportunities for low and moderate income 
households. 

Policy 4.5. The City will continue to encourage development of new housing in proximity to public 
services, transportation routes, and other community facilities. 

Policy 4.6. The City will encourage the establishment of a variety of affordability levels in multiple­
projects. 

ISSUE No. 5 PROMOTE FAIR HOUSING PRACTICES 

The following policies indicate the City's desire to continue to promote equal housing opportunities in 
Montebello. 

Goal 5. The City will continue to promote fair housing practices and equal housing opportunity for all 
residents. 
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Policy 5.1. The City will continue to enforce fair housing laws prohibiting discrimination in the 

building, financing, selling, or renting of housing on the basis of race, ethnicity, ancestry, national 

origin, religion, sex, disability, age, marital status, familial status, source of income, sexual 

orientation, or any other arbitrary factor. 

Policy 5.2. The City will continue to provide fair housing referral services to Montebello residents. 

Policy 5.3. The City will require reasonable accommodation in the siting, development, retrofit, and 

occupancy of housing to meet the needs of residents with special needs. 

Policy 5.4. The City will promote community awareness of available housing programs and services 

and encourage participation. 

Policy 5.5. The City will continue to support fair housing programs and landlord/tenant mediation to 

existing and potential residents of Montebello. 

4.3 HOUSING PROGRAMS 

This section outlines those housing programs that will be effective m the implementation of the 

aforementioned housing policies. 

PROGRAM 1: CODE ENFORCEMENT PROGRAM (CEP) 

AsSIST IN THE MAINTENANCE AND CONSERVATION OF HOUSING 

Code enforcement is essential to ensuring housing conservation and rehabilitation. The City has long 

maintained an aggressive code enforcement program (CEP) to preserve and protect existing 

neighborhoods against the harmful effects of deterioration caused by neglect, graffiti, and deferred 

maintenance. In addition, a property maintenance ordinance was adopted to allow code enforcement to 

abate specific conditions on private property as a public nuisance. 

• Objective. To continue to implement the code enforcement program to bring substandard 

housing units into compliance with City building and zoning codes. 

• Timeframe. Ongoing. 

• Responsible Agency. Planning Division - Code Enforcement Division. 

• Funding Sources. Departmental Budget; CDBG. 

PROGRAM 2: HOME IMPROVEMENT PROGRAMS 

AsSIST IN THE MAINTENANCE AND CONSERVATION OF HOUSING 

The City offers multiple home improvement programs to lower income homeowners with homes in need 

of repair. The Home Improvement program maintains affordable single-family housing stock through 

provision of amortized and deferred loans to extremely low, very low, low, and moderate income (as 

defined by HUD) homeowners for major home repairs. The Senior Grant Program provides grants for up 
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to $10,000 to very low income senior homeowners to fund home repairs. 

• Objectives. To provide brochures at the City's Community Development Department and on the 

City's website regarding the Home Improvement and Senior Grant programs; to work with the 

Montebello Housing Development Corporation to provide seminars, advocacy, and education 

sessions to provide information on available housing programs in the City; to assist 10 owner­

occupied units per year, for a total of 60 units; and to rehabilitate 10 properties per year through 

the Senior Grant Program, for a total of 60 units during the 2014-2021 Housing Element cycle. 

• Timeframe. Ongoing. 

• Responsible Agency. Planning Division. 

• Funding Sources. HOME funds. 

PROGRAM 3: RENTAL REHABILITATION PROGRAM 
AsSIST IN THE MAINTENANCE AND CONSERVATION OF HOUSING 

The City's Rental Rehabilitation Program is designed to improve the existing rental housing stock and to 

allow lower income renters to afford the rehabilitated units. The City will continue to provide funding for 

the Rental Rehabilitation Program to improve the City's rental housing stock in need of rehabilitation, to 

provide safe, decent, and sanitary housing for lower income families. 

• Objectives: To publicize the programs to owners of multi-family developments through flyers at 

the City's Community Development Department and on the City's website; to focus efforts on 

investor owned, small-scale multi-family rental properties, providing amortized and deferred 

loans at a 3% interest rate for a 10 to 15-year loan period; and to a assist a total of 12 units during 

the 2014-2021 period. 

• Timeframe: Ongoing. 

• Responsible Agency: Community and Economic Development. 

• Funding Source: HOME funds and CDBG. 

PROGRAM 4: NEIGHBORHOOD REVITALIZATION 
AsSIST IN THE MAINTENANCE AND CONSERVATION OF HOUSING 

The goal of the neighborhood revitalization program is to eliminate slum and blight conditions and 

improve living conditions through the provision of rehabilitation activities and public improvement 

projects. 

The City's goal is to stabilize neighborhoods and create a viable and livable community through 

rehabilitation and new homeownership opportunities. 

• Objectives. To continue to support neighborhood revitalization programs, working with nonprofit 

organizations and community groups to improve living conditions throughout the City; and to 

target the South Greenwood area for neighborhood revitalization. 

• Timeframe. Ongoing. 
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• Responsible Agency. Community and Economic Development. 

• Funding Source. Department and HOME funds. 

PROGRAM 5 :  PRESERVATION OF AT-RISK HOUSING 
AsSIST IN THE MAINTENANCE AND CONSERVATION OF HOUSING 

The City is committed to guarding against the loss of housing units reserved for lower income households. 

One assisted project in Montebello, Beverly Towers, which provides 189 affordable units, has an expiring 

Section 8 contract and is at risk of converting to market rate. However, because the project is owned and 

operated by a non-profit organization, it is considered to be at low risk of converting to market rate. The 

City will continue to monitor Section 8 legislation and all units considered at risk of conversion to market 

rate, and assist property owners in maintaining the affordability of these units. In addition, the City will 

require the notification of tenants in the event the owners intend to convert the affordable units to 

market-rate units. 

• Objectives. To annually monitor the status of the 189 affordable housing units that are at risk of 

converting to market-rate during the 2014-2021 Housing Element planning period; to monitor 

Section 8 legislation and provide technical assistance to nonprofit property owners as necessary; 

and to continue to pursue partnership opportunities with non-profits to preserve and expand 

affordable housing in the City. 

• Timeframe. Ongoing. 
• Responsible Agency. Planning Division. 

• Source of Funds. Department Departmental Budget. 

PROGRAM 6 :  DENSITY BONUSES 
PROGRAMS TO AsSIST IN THE REMOVAL OF CONSTRAINTS 

The City abides by State density bonus law to facilitate the development of affordable and senior housing. 

Pursuant to State law, the City offers density bonuses of between 20 and 35% for the provision of 

affordable housing, depending on the amount and type provided. 

Financial incentives or regulatory concessions may also be granted when a developer proposes to 

construct affordable housing. 

• Objectives. To continue to comply with State law provisions for density bonuses as a means to 

facilitate affordable housing development; and to include the specific requirements of State 

Density bonus law into the Zoning Ordinance for reference by developers. 

• Timeframe. Ongoing; Zoning Ordinance Update Fiscal Year 2018. 

• Responsible Agency. Planning Division. 

• Funding Sources. Departmental Budget. 
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PROGRAM 7: WATER AND SEWER SERVICE PROVIDERS 
PROGRAMS TO AsSIST IN THE REMOVAL OF CONSTRAINTS 

In accordance with Government Code Section 65589.7, immediately following City Council adoption, the 

City must deliver the Housing Element to all public agencies or private entities that provide water or 

sewer services to properties within Montebello. Water service for the City is provided by five service 

providers in five different districts: California Water Service Company, Central Basin/Metropolitan Water 

District (MWD), Montebello Land and Water, San Gabriel Valley Water Company, and the South 

Montebello Irrigation District. Water availability and service delivery is a critical element in the planning 

and review of new residential developments. The local water purveyors consider regional and local 

growth projections developed by the Southern California Association of Governments (SCAG) for the 

Regional Transportation Plan (RTP) and the RHNA. These projections are used in the preparation of 

water master plans that indicate the necessary capital improvements that may be required in future years. 

• Objective. By the end of the 4th quarter of 2017, the City will formalize notification procedures to 

SCAG. 

• Timeframe. Review of the City submittals to SCAG. 

• Responsible Agency. Planning Division. 

• Funding Sources. Department Budget. 

PROGRAM 8: ENERGY CONSERVATION PROGRAM 
PROGRAMS TO AsSIST IN THE REMOVAL OF CONSTRAINTS 

There are a number of programs that, in addition to providing for new opportunities for housing, also 

have the added benefit of promoting resource conservation. An important element of any energy 

conservation measure will be to identify strategies for retrofitting energy conserving devices in both new 

residential development and in the rehabilitation of existing development. The City of Montebello will 

continue to implement various conservation initiatives that include the following elements: 

• The City will continue to implement a water conservation ordinance that would regulate the time 

and duration of irrigation. Landscaping installed as part of a new multiple-family development 

must incorporate sprinklers and timers into the design of the irrigation system. 

• Sprinkler systems (with timers) must be installed in existing multiple-family developments. The 

irrigation systems must also include rain sensing devices to shut irrigation off during rainy periods 

and soil sensing devices to measure the amount of moisture in the soil. 

• State law requires that older bathroom toilet fixtures that consume more water be phased out and 

replaced with toilets that use only 1.6 gallons per flush. As part of the plan check process, City 

staff will review development plans to ensure compliance with these requirements. 

• The City will continue to implement the landscape design program that encourages the use of 

plant materials that consist of drought tolerant plants thus further reducing water consumption in 
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landscaping. This landscape design program is being implemented as part of the plan check 
process. 

• The City shall support the installation of photovoltaic/solar and solar water heating systems on 
new residential construction as a means to promote a reduction in energy consumption. The 
installation of photo-voltaic equipment is being promoted under the City's Low Impact 
Development guidelines. The City will not use zoning or other development standards to restrict 
the use of solar powered equipment. 

• The City's website will be expanded to include a discussion of energy conservation measures and 
devices that, in addition to saving energy, will also save the homeowner or renter money. The 
City's website will be updated by the end of the fourth quarter, 2014. 

The implementation strategy is summarized below: 

• Responsible Agency. Housing Division. 
• Funding. General Fund (for review). 
• Implementation Schedule. This program is ongoing and will continue to be implemented 

throughout the planning period. The City's website will be updated by the end of the fourth 
quarter, 2018. 

• Quantified Objectives. 100 referrals. 

PROGRAM 9: MIXED USE SITES 

PROGRAMS TO IDENTIFY ADEQUATE SITES 

In this program, the City of Montebello commits to rezone at least 41 acres to facilitate adequate sites to 
accommodate 430 units regional housing need for lower-income households. Mixed use development will 
potentially add more residential units along Whittier Boulevard at strategic intersections along Whittier 
Boulevard, Beverly Boulevard, and in the "Downtown" area of the City. Such development is expected to 
enhance the market for businesses along these corridors, and provide significant opportunities for 
affordable housing development. Elderly, less-mobile residents, as well as employees of nearby 
businesses, will particularly benefit from such housing. 

The sites chosen as opportunity areas are located in high-visibility areas and intersections, and are 
significantly underutilized given their size and location. It is important to note that two mixed use 
developments have already been constructed along the Whittier Boulevard corridors and a third was 
proposed but never constructed due to the 2008 recession. The candidate mixed use sites were identified 
as part of the General Plan Update which was never completed (the City intends to continue with the 
update within the next year). All of the mixed use sites are located in areas of Montebello that are well 
served by local transit providers. In addition, all three mixed use areas, including Whittier Boulevard, 
Beverly Boulevard and in the Downtown area contain a large number of retail, office, professional service 
uses, and a hospital. This program will consist of two distinct elements: the first element will involve the 
preparation of development standards for mixed use development and the second element will involve the 
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rezoning of the actual properties. The new development standards will involve a reduction in parking 
requirements, shared parking standards, increased height limits, increased floor area ratio standards, and 
the development of new development standards tailored for the future mixed uses for this area. 

As indicated previously, the City's new mixed use development standards will be designed to facilitate 
future mixed use development within the Beverly Boulevard, Whittier Boulevard, and Downtown Mixed­
Use areas. Once the standards have been incorporated into the City's Zoning Ordinance and adopted, 
Mixed Use development will be permitted by right. In other words, the Mixed Use development will not 
require any discretionary approvals. According to Government Code Section 65583(c)), the following will 
be applicable: 

• All of the units must be permitted by right which is defined consistent with 65583.2(h) and (i), 
without discretionary actions. 

• The minimum density of 20 units per acre will be applicable (refer to Section 65583.2(h) or the 
2348 paper to determine appropriate minimum density). 

• The minimum capacity of 16 units per site will be required. 

• The potential mix will be 100% residential for MU sites and/ or a minimum 50% residential and 
commercial on other sites where such development is proposed. 

The implementation of this program will be as follows: 

• Objectives. To continue to facilitate the construction of residences in mixed use developments; to 
provide marketing materials for mixed use developers that delineate site opportunities for mixed 
use, technical assistance for interested developers, financial resources Oocal, private, and 
government), and development incentives; to encourage lot consolidation for mixed use 
developments; and to assist with lot consolidation, especially in the downtown area, to facilitate 
mixed use and affordable housing projects. 

• Timeframe. Rezoning of those parcels required to accommodate the RHNA no later than October, 
2018. 

• Responsible Agency. Planning Division. 
• Funding Sources. Departmental Budget. 

PROGRAM 10: AFFORDABLE HOUSING FOR LOWER INCOME, EXTREMELY LOW INCOME, 
AND THE DEVELOPMENTALLY DISABLED 
DEVEWPMENT OF NEW HOUSING OPPORTUNITIES FOR ALL INCOME GROUPS 

For-profit and non-profit developers play a significant role in providing affordable housing in Montebello. 
The City provides land, regulatory incentives, and financial assistance to developers to complete both 
ownership and rental housing for very low-, low-, and moderate-income households. Under this program, 
the City intends to maximize the density potential of limited land resources by promoting residential 
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densities that achieve the highest allowable density for specific properties; to maintain, on an ongoing 
basis, a vacant and underutilized residential sites inventory and provide sites information to interested 
developers; and to provide technical assistance and information on available City-owned parcels for 
lower-income developments to housing providers. The City will continue to provide financial incentives 
through HOME funds and sale of City-owned parcels, as well as regulatory incentives, including but not 
limited to density bonuses and flexible development standards, to private developers to increase the 
supply of affordable housing. The implementation of this program element is outlined below: 

• Objectives. To maximize the density potential of limited land resources by promoting residential 
densities that achieve the highest allowable density for specific properties; to maintain, on an 
ongoing basis, a vacant and underutilized residential sites inventory and provide sites 
information to interested developers; and to provide technical assistance and information on 
available City-owned parcels for lower-income developments to housing providers. 

• Timeframe. Fiscal Year 2018 and annually thereafter. 
• Responsible Agency. Planning Division. 
• Funding Sources. HOME; Departmental Budget. 

In addition to promoting new housing for very low income, low income, and moderate income 
households, the City is committed to identifying strategies that promote housing opportunities for 
extremely low income households. This income group represents those individuals and/ or households 
that have annual incomes of less than 30% of the County median. These individuals are essentially 
working at minimum wage levels. Individuals in this group are typically forced to live with family 
members or others (if that is an option) or to share housing· ( often resulting in overcrowding). Because of 
the challenges associated with providing housing opportunities for extremely low income households, this 
subset consists of the implementation elements: 

• The City will continue to provide financial incentives through HOME funds. 

• The City work with developers of SRO housing to set-aside to set-aside a specified number of 
housing units in return for density bonus concessions. This effort will also be supported by 
Housing Programs #6 (Density Bonus) and Program #20 (Zoning Revision for Supportive 
Housing). These programs will be implemented in 2018 within one year of the Housing 
Element's adoption. 

• The City will prioritize the use of Section 8 vouchers for this income group (refer to Program 13). 

• The City will aggressively utilize regulatory incentives, including but not limited to density bonus 
concessions to encourage private developers to increase the supply of affordable housing for 
extremely low income individuals and/or households. 

• The City will encourage the development of Second Units as a means to provide housing for 
extremely low income individuals or households. The City could use a number of incentives such 
as waiving fees to · encourage the development of such housing. These programs will be 
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implemented in 2018 within one year of the Housing Element's adoption. 

The implementation of this program element is outlined below: 

• Objectives. To maximize the density potential of limited land resources by promoting residential 
densities that achieve the highest allowable density to facilitate the development of housing for 
extremely low income households through the measures identified above. 

• Timeframe. Fiscal Year 2018 and then ongoing. 
• Responsible Agency. Planning Division. 
• Funding Sources. HOME funds, Section 8 vouchers, and Departmental funds for outreach. 

A third component of this affordable housing program is geared towards those individuals the not only 
need affordable housing but also have special housing needs related to a developmental disability. As 
indicated in Section 2.7.2, there are 451 persons residing in Montebello that have a developmental 
disability. The State Department of Developmental Services (DDS) administers developmental 
disabilities programs through regional centers. The Eastern LA Regions Center serves the City of 
Montebello. This program element consists of the following components: 

• The City will encourage the development of Second Units as a means to provide housing for 
developmentally disabled individuals in need of affordable housing. 

• The City will work with the Eastern LA Regions Center to implement an outreach program that 
informs families in Montebello regarding housing and services that are available for persons with 
developmental disabilities. The program could include the development of an informational 
brochure, including information on services on the City's website, and providing housing-related 
training for individuals/families through workshops. 

• The City will work with the Eastern LA Regions Center to identify funding sources that can 
address the housing needs of developmentally disabled persons. 

• The City will also implement the Supportive Housing Program (refer to Program 21) that will 
facilitate the development of such housing in Montebello. 

The implementation of this program element is outlined below: 

• Objectives. To maximize the density potential of limited land resources by promoting residential 
densities that achieve the highest allowable density to facilitate the development of housing for 
extremely low income households that have a developmental disability through the measures 
identified above. 

• Timeframe. Fiscal Year 2018 and then ongoing. 
• Responsible Agency. Planning Division. 
• Funding Sources. HOME funds, Section 8 vouchers, and Departmental funds for outreach and 

exploring funding sources. 
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PROGRAM 11: FIRST TIME HOMEBUYER PROGRAM 
DEVELOPMENT OF NEW HOUSING OPPORTUNITIES FOR ALL INCOME GROUPS 

The City is committed to expanding homeownership opportunities for lower income households through 
the First-Time Homebuyer Program. The goal of this program is to increase the percentage of 
homeowners in the community and assist with the stabilization of residential neighborhoods. The 
program is coordinated by the Montebello Housing Development Corporation. It provides second 
mortgage loans to first time home buyers of low- to moderate-income means. These loans are provided for 
acquisition of homes on the City of Montebello open market. The loans provide the bridge between sales 
purchase price of homes and the available buying power of the first time homebuyers of low to moderate­
income means, and are funded through a CalHome grant. 

• Objectives. To provide information on the First Time Homebuyer Program at City Hall and on 
the City's website; to provide homeownership assistance to 5 low- and 5 moderate-income 
households, annually for a total of 60 households during the 2014-2021 planning period. 

• Timeframe. Ongoing. 
• Responsible Agency. Montebello Housing Development Corporation and Economic Development 

Department. 
• Funding Sources. CalHome; HOME. 

PROGRAM 12: SECTION 8 RENTAL SUBSIDIES 
DEVELOPMENT OF NEW HOUSING OPPORTUNITIES FOR ALL INCOME GROUPS 

Both tenant- and project-based Section 8 subsidies relieve housing costs to households that spend more 
than 30% of their income on rent. Tenant based Section 8 Housing Choice Voucher program is funded by 
HUD. Under the project-based Section 8 program, subsidies are distributed to apartments that house 
very-low-income households. The County of Los Angeles Housing Authority distributes tenant-based 
Section 8 Housing vouchers to renters who wish to apply the voucher to landowners who accept such 
vouchers. Montebello participates in the Section 8 program by advertising the program and referring 
potential recipients to appropriate authorities. 

• Objectives. To support the County's efforts to maintain the current level of Section 8 rental 
assistance, and direct eligible households to the program; to provide information and referrals to 
landlords regarding participation in the Section 8 Rental Assistance Program; and to advertise 
Section 8 rental assistance programs at community centers, City Hall, the City website, and at 
other public locations. 

• Timeframe. Ongoing. 
• Responsible Agency. County of Los Angeles Community Development; Commission; Community 

and Economic Development Department. 
• Source of Funds. HUD; Departmental Budget. 
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PROGRAM 13: FAIR HOUSING SERVICES/HOUSING RIGHTS SERVICES 
FAIR HOUSING PRACTICES 

The City contracts with the Housing Rights Center to provide fair housing services in Montebello. Services 
include housing discrimination response, landlord-tenant relations, and housing information counseling. 
The City will continue to use the Housing Rights Center for referral assistance and education programs. 
As part of this program, the City will place brochures and flyers prepared by the Housing Rights Center 
Council at a kiosk in the City Hall lobby, the Planning Division Lobby, and at the local libraries in the City. 
In addition, the City will continue to maintain fair housing referral information on its public website. 

• Objectives. To continue to assist households through the Housing Rights Center and to continue 
to comply with all State and federal fair housing requirements when implementing housing 
programs or delivering housing-related services. The City will sponsor an outreach event in 2018 
and on an annual basis thereafter. 

• Timeframe. The City will continue to work with the Long Beach Fair Housing Council is 
maintaining the existing program. 

• Responsible Agency. Economic Development Department. 
• Funding Sources. Department; Housing Rights Center CDBG Funds; Departmental Budget. 

PROGRAM 14: HOUSING MEDIATION BOARD (HMB) 
FAIR HOUSING PRACTICES 

The City will continue to encourage a resolution of owner /tenant disputes through the Housing Mediation 
Board. The Housing Mediation Board is designed to provide an atmosphere in which disputing parties of 
rental housing are able to reach a mutual workable solution to excessive rent increases, claims of wrongful 
notices to quit, and clarification of general rights and responsibilities of property owners and tenants. 

• Objectives. To provide assistance to property owners and renters and regularly update the 
Analysis of Impediments to Fair Housing Choice, consistent with HUD guidelines; and to offer 
workshops and trainings to property owners and managers of rental properties. 

• Timeframe. Ongoing. 
• Responsible Agency. Planning Division and Economic Development Division. 
• Funding Sources. Department CDBG Funds; Departmental Budget. 

PROGRAM 15: REAsONABLE ACCOMMODATION 
FAIR HOUSING PRACTICES 

This program is a new program that will be implemented during the current planning period. As 
indicated in Section 2, there are a large number of households in the City that include at least one member 
that has a disability. Not all of the disability categories require physical alterations to the housing unit to 
better accommodate the disabled resident. However, many residents will benefit from specific 
improvements that would better accommodate a disabled person. 
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Under this program, the City will adopt a reasonable accommodation ordinance to provide exception in 
zoning and land-use regulations for housing for persons with disabilities. The procedures related to the 
program's implementation will be ministerial in nature with minimal or no processing fee. Improvements 
may be approved by the Community Development Director as long as a number of findings may be made. 
First, the request for reasonable accommodation must be used by an individual with a disability protected 
under fair housing laws. Second, the requested accommodation is necessary to make housing available to 
an individual with a disability protected under fair housing laws. Third, the requested accommodation 
would not impose an undue financial or administrative burden on the City. Finally, the requested 
accommodation would not require a fundamental alteration in the nature of the City's General Plan and 
Zoning Ordinance. The implementation strategy is summarized below: 

• Objectives. To create a process for making requests for reasonable accommodation to land use 
and zoning decisions and procedures regulating the sitting, funding, development and use of 
housing for people with disabilities; and to provide information to residents on reasonable 
accommodation procedures via public counters and the City website. 

• Timeframe. Completed by the end of 2018. 
• Responsible Agency. Planning Division. 
• Funding Sources. Departmental Budget. 

PROGRAM 16: ZONING ORDINANCE REvlSIONS 
ZoNING ORDINANCE REvlSION 

The Montebello Zoning Ordinance will be amended to accommodate a number of new provisions that are 
now required under State housing law. This section provides a comprehensive description of the specific 
actions that will be implemented as part of the Zoning Ordinance Revision described previously. Upon 
adoption of the General Plan, the City will undertake a comprehensive update to the Zoning Ordinance. 
These revisions are identified in this section. 

Under the current Zoning Code, Montebello requires conditional use permits (CUP) for senior housing 
development in the R-3, R-4, C-R, C-1, and C-2 zones. Because CUP approvals are discretionary in 
nature, CUP approvals are potential constraints to development of senior housing and handicapped 
housing projects since no such requirement exists for conventional multiple-family development. For this 
reason, the current CUP requirements for senior housing and handicapped housing projects may be seen 
as a fair housing impediment. The City will revise the Zoning Code to remove the requirement of a CUP 
for senior housing and handicapped housing projects that essentially function as a multi-family 
development. In addition, the Zoning Ordinance currently requires a CUP for congregate care and 
support services that are ancillary to a senior housing development. The CUP requirement will be 
eliminated. Finally, the definition of "Senior Housing" will be updated so that it conforms to current state 
law. 

iI'he California Legislature enacted the Employee Housing Act (EHA) to provide protection for persons 
living in privately owned and operated employee housing. The EHA is specifically designed to ensure the 
health, safety, and general welfare of these residents and to provide them a decent living environment. 

SECTION 4 - HOUSING PLAN • PAGE93 



CITY OF MONTEBELW 
HOUSING ELEMENT • 2014-2021 

The EHA also provides protection for the general public that may be impacted by conditions in and 

around employee housing. Any employee housing providing accommodations for six or fewer employees 

shall be deemed a single-family structure with a residential land use designation. Employee housing 

shall not be included within the definition of a boarding house, rooming house, hotel, dormitory, or other 

similar term that implies that the employee housing is a business run for profit or differs in any other way 

from a family dwelling. No conditional use permit, zoning variance, or other zoning clearance shall be 

required of employee housing that serves six or fewer employees that is not required of a family dwellingr 

of the same type in the same zone. According to the State Housing law, employee housing for six or fewer 

persons must be treated as regular housing. The use of a single-family unit for purposes of employee 

housing serving six or fewer persons, shall not constitute a change of occupancy pursuant to any local 

building codes. The key provisions of the EHA shall be integrated into the Zoning Ordinance. The 

implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 

• Timing for Implementation. Completed by the end of 2018 

• Objectives. The rezoning will occur within 12 months following the adoption of the Housing 

Element to remove the CUP requirement for Senior Housing and Handicapped Housing projects 

and to conform to the EHA requirements. 

• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 17: ZONING ORDINANCE REVISION FOR EMERGENCY SHELTERS 

ZoNING ORDINANCE R.EvlSION 

Emergency shelters provide short-term shelter (usually for up to six months of stay) for homeless persons 

or persons facing other difficulties, such as domestic violence. The Zoning Ordinance does pot currently 

contain provisions for emergency housing. To facilitate the development of emergency housing and 

comply with State laws, the Montebello Zoning Code will be amended to recognize emergency shelters 

consistent with SB2. Specifically, the Zoning Code will be amended to permit emergency shelters by-right 

in the Heavy Commercial-Limited Industrial (CM) zone. 

The zone, encompassing over 30 acres, has sufficient capacity for at least one year-round shelter. 

Conditions for approval will be clearly specified in the Zoning Code, and will be similar to conditions 

required for similar uses. The CM zone has sufficient capacity to accommodate the need for emergency 

shelters since there are approximately 30 acres of land included in this zoning designation. The minimum 

lot size for the CM zoned parcels is 7,500 square feet. The estimate of the last homeless count in 

Montebello was 9 p�rsons. Based on the number of vacant and/ or underutilized properties in the CM 

zone, it is a possible for an emergency zone to be constructed in this zone, or existing buildings could be 

rehabilitate and refurbishes for such uses. 

This CM zone is well suited for the development of emergency shelters since the CM zones properties are 

located near commercial and employment-related uses services and other service providers located south 

of Whittier Boulevard. These CM-zoned properties are also located near public transit routes. The C-M 

zone allows for all commercial activities and some limited industrial uses. Permitted land uses within this 
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zone district include wholesaling uses and the sale of and the sale of non-consumer products such as large 
medical equipment and other manufacturing supplies. 

This zone is also intended to provide for various types of workshop-oriented uses such as auto repair and 
smaller manufacturing uses. Uses permitted in the zone shall generally include research and 
development, industrial services, laboratories, kennels and veterinarians, wholesale greenhouses, 
equipment repair and servicing including automobile Emergency shelters shall now be considered a 
permitted use allowed by-right, without requiring a conditional use permit or other discretionary action, 
in the C-4 zoning district. Emergency shelters shall be subject to the same development and management 
standards as other permitted uses in the C-M zones. The implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 
• Timing for Implementation. Completed by the end of 2018 
• Objectives. The Zoning and GP A will be changed to accommodate the emergency shelter use 

within the_CM Zone. 
• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 18: ZONING ORDINANCE REVISION FOR TRANSITIONAL HOUSING 
ZoN ING ORDINAN CE llEvISION 

Transitional housing is a type of supportive housing used to facilitate the movement of homeless 
individuals and families to permanent housing. A person may live in a transitional housing unit for up to 
two years while receiving supportive services that enable independent living. The City intends to comply 
with State law regarding the provision of transitional housing. The definition of transitional housing will 
be changed in order to consider transitional housing as a residential use in all zones that allow residential 
uses subject to those restrictions that are applicable to the other residential uses of the same type in the 
same zone. The following will be applicable to transitional housing: 

• Transitional housing will be subject to the same permitting procedures as that required for other 
permitted uses for the zone without undue special regulatory requirements. 

• Parking requirements, fire regulations, and design standards for transitional housing will be the 
same as that required for the corresponding residential zone districts. As a result, the applicable 
development standards will not impede the efficient use of the site as transitional housing. 

Definitions of "transitional housing" will be added to the zoning ordinance as follows: 

"Transitional housing and transitional housing development means rental housing operated under 
program requirements that call for the termination of assistance and recirculation of the assisted unit 
to another eligible program recipient at some predetermined future point in time, which shall be no 
less than six months." 
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The implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 

• Timing for Implementation. Completed by the end of 2018 

• Objectives. Rezoning within 12 months. 

• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 19: ZONING ORDINANCE REVISION FOR SINGLE-ROOM OCCUPANCY HOUSING 
ZoNING ORDINANCE REvlSION 

Single-room occupancy (SRO) developments house people in single rooms, with tenants often sharing 

bathrooms and kitchens. SROs are not specifically addressed in the Zoning Code. To facilitate the 

development of SROs, the Zoning Code will be amended to specify sitting, development standards, and 

conditions for approval. A single-room occupancy (SRO) development may serve as an important source 

of affordable housing for lower-income individuals, seniors, and persons with disabilities. A SRO unit 

usually is small ranging in size from 200 square feet to 350 square feet. Many of the older SROs have 

been lost due to deterioration, hotel conversions, and demolition. The purpose of this program is to 

establish appropriate regulations in the City's Zoning Ordinance that would permit SRO development in 

the City's commercial zones as well as in those areas where future mixed use development is 

contemplated. This program is new and will be initiated during this planning period. The 

implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 

• Timing for Implementation. Completed by the end of 2018 

• Objectives. Rezoning within 12 months. 

• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 20: ZONING ORDINANCE REVISION FOR SUPPORTIVE HOUSING 
ZoNING ORDINANCE REvlSION 

Supportive housing refers to permanent rental housing that also provides a wide array of support services 

that are designed to enable residents to maintain stable housing and lead more productive lives. 

Supportive housing is most often targeted to persons that have greater risk factors such as mental illness 

or drug dependence that could ultimately lead to prolonged homelessness. The types of support services 

that may be provided include medical and mental health care, vocational and employment training, 

substance abuse counseling, childcare, and independent living skills training. Most supportive housing is 

constructed and managed by non-profit housing developers in partnership with non-profit service 

providers. However, the State requires that local governments take a proactive role in facilitating the 

review and approval process. 

The State requires this Housing Element to identify zones that allow supportive housing development and 

demonstrate that zoning, local regulations (standards and the permit process) encourage and facilitate 

supportive housing. Supportive housing may include a single-family detached unit or an apartment 
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building. The City of Montebello will permit supportive housing within all the zones that permit 

residential uses subject to the same requirements of residential uses of the same type in the same zone. 

The City will comply with all State requirements governing supportive housing. Definitions of "supportive 

housing" will be added to the zoning ordinance as follows: 

"Housing with no limit on length of stay, that is occupied by the target population and that is linked 

to onsite or offsite services that assist the supportive housing resident in retaining the housing, 

improving his or her health status, and maximizing his or her ability to live and, when possible, work 

in the community (Health and Safety Code 50675.14)." The implementation strategy is summarized 

below: 

• Responsible Agency. Planning Division. 

• Timing for Implementation. Completed by the end of 2018 

• Objectives. Rezoning within 12 months. 

• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 21: ZONING ORDINANCE REVISION FOR MANUFACTURED UNITS 
ZONING ORDINANCE REvl:SION 

Manufactured homes compliant with national standards and installed on a foundation system pursuant to 

the California Health and Safety Code on individual lots are treated as a standard single-family residential 

development. Manufactured homes are permitted in R-1, R-2, R-3, and R-4 zones, but are subject to a 

site plan review to ensure architectural compatibility with the neighborhood. Pursuant to Section 

17.14.02o(A)(2) of the Zoning Code, a site plan review will consist of the planning commission's review 

and approval of the plans and elevations of the proposed mobile homes. Denied applications may be 

appealed to the City Council. The site plan review process will be reviewed to ensure it is consistent with 

State law and not a constraint. Under State law, the review and entitlements required for manufactured 

homes cannot be any different from those conventional residential units located in the same zone. The 

City will review the current code sections that apply to manufactured housing to ensure the existing code 

requirements do not conflict with State law. The implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 

• Timing for Implementation. The rezoning will occur within 12 months following the adoption of 

the Housing Element (Completed by the end of 2018). 

• Objectives. The Zoning Ordinance, with respect to the review and approval of manufactured 

housing units, will be amended to comply with State law. 

• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 22: ZONING ORDINANCE REVISION FOR MOBILE HOME PARKS 
ZONING ORDINANCE REvlSI0N 

Mobile home parks are conditionally permitted in residential zones R-3 and R-4. The City will review the 

current code sections that apply to mobile home parks to ensure the existing code requirements do not 
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conflict with State law. The implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 
• Timing for Implementation. Completed by the end of 2018 
• Objectives. To review the Zoning Ordinance to ensure it is not a constraint or impediment to the 

development or maintenance of mobile home parks. 
• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 23: ZONING ORDINANCE REVISION FOR REMOVING ZONING CONSTRAINS 
ZONING ORDINANCE REvlSION 

In the current Zoning Ordinance, residential structures in R-2, R-3, and R-4 zones are limited to a 
maximum of one bedroom per 1,000 square feet. As part of the comprehensive Zoning Ordinance 
revision, the City will remove the number of bedroom requirements and square footage requirements to 
allow more flexible design and higher density residential developments. The City will also review the 
existing off-street parking requirements (including the guest parking requirements, for the R-2, R-3, and 
R-4 zone districts. The implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 
• Timing for Implementation. Completed by the end of 2018 
• Objectives. To review the Zoning Ordinance to ensure it is not a constraint or impediment to the 

development of units that will be effective in providing housing for larger families. 
• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

PROGRAM 24: ZONING ORDINANCE REVISION FOR REZONING OF CITY-OWNED SITES 
ZONING ORDINANCE REvlSION 

The City of Montebello commits to rezone at least 7.4 acres to R-4 allowing multifamily uses by-right to 
address the identified shortfall of 58 units from the 4th Cycle planning period. The City owns a number of 
properties that would be available for affordable housing developoment that would accommodate housing 
for very low and low-income households. These three sites will be rezoned to R-4 to accommodate 20 
units per acre. A total of three sites were selected and they are summarized below. 

• City-owned Site #1. This site is located at 716 W. Washington Boulevard and 944 S. Montebello 
Boulevard. This site consists of approximately 2.0-acres. The site's current zone designation is 
CM and the site would be rezoned to R-4. Assuming a density of 20 units per acre, the site could 
potentially yield 35 units. 

• City-owned Site #2. This site is located at 224-228 E. Beverly Boulevard. This site consists of 
approximately 2.03-acres. Assuming a rezoning to R-4 and a density of 20 units per acre, the site 
could potentially yield 35 units. 

• City-owned Site #3. This site is located at 200 E. Beverly Boulevard. This site consists of 
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approximately 3.37-acres. The site's current zone designation is C2 and it would be rezoned to 

either R-3 or R-4. Assuming a rezoning to R-4 and a density of 20 units per acre, the site could 

potentially yield 65-units (the sales brochure indicates a maximum potential density development 

density of 32 units per acre). 

Under this program, the City will rezone the three sites to facilitate high density R-4 residential 

development by-right. In other words, the high density R-4 development for these three sites will not 

require any discretionary approvals. According to Government Code Section 65583(c)), the following will 

be applicable: 

• All of the units must be permitted by right which is defined consistent with 65583.2(h) and (i), 

without discretionary actions. 

• The minimum density of 20 units per acre will be applicable (refer to Section 65583.2(h) or the 

2348 paper to determine appropriate minimum density). 

• The minimum capacity of 16 units per site will be required. 

• 50% of identified shortfall must occur on residential only zoned sites. 

The City will also explore possible density bonus concessions and/ or tax credits that could yield even 

higher densities of affordable housing. The implementation strategy is summarized below: 

• Responsible Agency. Planning Division. 

• Timing for Implementation. Completed by the end of 2018. 

• Objectives. To promote the development of affordable housing on all the City-owned sites. 

• Funding Sources. Department Budget (for the text amendment to the Zoning Ordinance). 

4.3.7 SUMMARY OF QUANTIFIED OBJECTIVES 

Table 4-6 summarizes the City's quantified objectives for the 2014-2021 planning period and the previous 

RHNA by income group. The quantified objectives for both the previous RHNA (pre-2014) and the 

current RHNA cycle (2014-2021) are listed in Table 4-5. 
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Table 4-6 
Summary of Quantified Objectives (prior RHNA/ current RHNA) 

,, 
Income Level 

Total 
Extremely Very Low Moderate Above 

Low15 Low Moderate 

Construction Objective 254/269 24/161 69/175 104/461 451/1,066 
(remaining RHNA) 

Single-Family Units to Be 60 30 30 -- 120 
Rehabilitated 

Multi-Family Units to Be -- -- 12 -- -- 12 
Rehabilitated 

Homebuying Assistance 
Objective 

-- -- 30 30 -- 60 

At-Risk Housing Units 94 95 -- -- -- 189 
to Be Conserved 
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SECTION 5 - REVIEW OF ACCOMPLISHMENTS 

5.1 PROGRAMS INCLUDED IN THE PREVIOUS HOUSING ELEMENT 

The previous Housing Element included a number of housing programs geared for new housing development, 

housing rehabilitation, and the provision of affordable housing. Those programs that were included in the 

previous element are identified in Table 5-1. The program is described in the left-hand column and the 

effectiveness of the housing program is described in the right-hand column. 

Table 5-1 
Montebello Review and Revise 

u:; 
Previous Housing Element Program Description of Change 

Sanitary and Safe Housing; Code enforcement and 
Continue outreach as funding opportunities arise. housing rehab programs. 

Range of housing type, location, price and tenure. Continue and expand program to include nexus between 
Designation of specific sites suitable for affordable tax credit criteria and identification of sites meeting 
housing. criteria. 

Continue, monitor funding opportunities. Expand 
Housing for special needs outreach to non-profit developers and service providers 

in the region. 

Continue. Beverly Towers was purchased in 2006 and 
Preservation of existing affordable housing units. affordability was extended to 2061. Add tenant 

notification to existing program, as required by state law. 

Housing free of discrimination Continue. Review current funding opportunities and 
identify timing. In program. 

Remove Constraints which add to the cost of housing or Continue and expand program to include review of 

prevent production Conditional Use Permit, 2 car garage for multifamily 
housing. 

5.2 CONFORMITY WITH NEW 2018 HOUSING REQUIREMENTS 

L, 

This section addresses recent legislative changes that were made to housing and land use regulations that must 

now be incorporated into local housing elements. First the pertinent legislation is described in italics followed 

by its applicability to the City of Montebello and how the City intends to address the new requirements. 

SB-35 (WIENER) STREAMLINED APPROVAL PROCESS 

This new law creates a streamlined approval process for developments in localities that have not yet met 
their housing targets, provided that the development is located on an infill site and complies with existing 
residential and mixed-use zoning. If a city has not constructed enough housing to meet its housing 
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requirements, developers can bring forth a project without undergoing the process. This new law also 
mandates higher construction worker pay and benefits on projects with ten units or more. SB-35 applies in 
cities that are not meeting their Regional Housing Need Allocation (RHNA) goal for construction of above­
moderate income housing and/or housing for households below Bo% area median income (AMI). SB-35 
amends Government Code Section 65913.4 to require local entities to streamline the approval of certain 
housing projects by providing a ministerial approval process, removing the requirement for CEQA analysis, 
and removing the requirement/or Conditional Use Authorization or other similar discretionary entitlements 
granted by a Planning Commission. 

If a development adheres to all pertinent development requirements and standards, no discretionary review 
would be required. The City also intends to continue to use the Class 32 CEQA Infill Exemptions. As a result, 
new residential will be ministerial as long as the application does not require Zone Variances/Changes or 
General Plan Amendments. 

AB 73 (CHIU) STREAMLINE AND INCENTIVIZE HOUSING PRODUCTION 

This new law provides State financial incentives to cities and counties that create a zoning overlay district 
with streamlined zoning. Development projects must use prevailing wage and include a minimum amount of 
affordable housing. 

The City of Montebello will continue to seek sources of :financial assistance regarding new affordable housing 
development. 

SB 540 (ROTH) WORKFORCE HOUSING OPPORTUNITY ZONES 

This new law allows cities and counties to create pre-planned zones for affordable housing, helping to speed 
development in city centers close to jobs and public transit. Proposals that come forward must provide the 
following: 30% of all units sold or rented to moderate-income households, 15% sold or rented to low-income 
households, 5% sold or rented to very low-income households, and 10% of market-rate projects set aside for 
low-income people. 

ifhe California Legislature enacted the Employee Housing Act (EHA) to provide protection for persons living in 
privately owned and operated employee housing. The EHA is specifically designed to ensure the health, safety, 
and general welfare of these residents and to provide them a decent living environment. The EHA also 
provides protection for the general public that may be impacted by conditions in and around employee 
housing. Any employee housing providing accommodations for six or fewer employees shall be deemed a 
single-family structure with a residential land use designation. Employee housing shall not be included within 
the definition of a boarding house, rooming house, hotel, dormitory, or other similar term that implies that the 
employee housing is a business run for profit or differs in any other way from a family dwelling. No 
conditional use permit, zoning variance, or other zoning clearance shall be required of employee housing that 
serves six or fewer employees that is not required of a family dwelling of the same type in the same zone. 
According to the State Housing law, employee housing for six or fewer persons must be treated as regular 
housing. The use of a single-family unit for purposes of employee housing serving six or fewer persons, shall 
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not constitute a change of occupancy pursuant to any local building codes. The key provisions of the EHA shall 
be integrated into the Zoning Ordinance. 

AB 678 (BOCANEGRA)/SB 167 (SKINNER) STRENGTHENING OF THE HOUSING 
ACCOl.JNTABILITY ACT 

This bill strengthens the Housing Accountability Act by increasing the documentation necessary and the 
standard of proof required for a local agency to legally defend its denial of low and moderate-income 
housing development projects. This bill requires courts to impose a.fine of $10,000 or more per unit on local 
agencies that fail to legally defend their rejection of an affordable housing development project. 

If a development adheres to all pertinent development requirements and standards, no discretionary review 
would be required. The City also intends to continue to use the Class 32 CEQA Infill Exemptions. As a result, 
new residential will be ministerial as long as the application does not require Zone Variances/Changes or 
General Plan Amendments. 

AB 72 (SANTIAGO) ENFORCE HOUSING ELEMENT LAW 

The new law gives State housing officials new authority to report violations to the attorney general if 
jurisdictions are not complying with their own housing plans or violate State law. This bill authorizes the 
State Department of Housing and Community Development (HCD) to find a jurisdiction out of compliance 
with State housing law at any time (instead of the current eight-year time period), and refer any violations 
of State housing law to the Attorney General if it (HCD) determines the action is inconsistent with the 
locality's adopted housing element. 

The City of Montebello is diligently working with HCD to obtain certification of this Housing Element. The 
City is also committed to the annual review of its Housing Element. Under Program No. 16, the Montebello 
Zoning Ordinance will be amended to accommodate a number of new provisions that are now required under 
State housing law. This Program provides a comprehensive description of the specific actions that will be 
implemented as part of the Zoning Ordinance Revision. Upon adoption of the General Plan, the City will 
undertake a comprehensive update to the Zoning Ordinance. 

AB 73 (CHIU) STREAMLINING DEVELOPMENT 

This law allows cities and counties to designate so-called "housing sustainability districts," which streamline 
the development process for new housing near transit. The new law seeks to speed any lawsuit challenging 
an environmental review through the courts and mandates at least 20% of housing within a district to be 
affordable to low-income people. 

The City of Montebello will comply with this new requirement as part of the review of new development. The 
streamlined review process is applicable to all new residential development in the City of Montebello. 
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AB 1397 (LOW) ADEQUATE HOUSING ELEMENf SITES 

This law requires cities to zone more appropriately for their share of regional housing needs and in certain 
circumstances require by-right development on identified sites. The bill requires stronger justification when 
non-vacant sites are used to meet housing needs, particularly for lower income housing, and requires cities 
and counties to zone land that can realistically support housing development. The bill also requires the 
adequate sites to have access to sufficient infrastructure for water, sewer, and other public utilities. 

The current adopted Montebello General Plan (Land Use Element, 1973) allows residential densities of up to 
29 units per acre in the vecy high-density residential areas. The City's existing Zoning Code lists densities 
based on the number of dwelling units allowed per a set square-footage. For example, the R-2 and R-3 zones 
allow one unit per 3,000 square feet of lot area (14.5 units per acre). The R-4 zone allows one unit per 2,000 
square feet of lot area (21.0 units per acre). In the existing Zoning Code, lower residential densities also 
depend on location. For example, areas zoned R-A or R-1 near Beverly Boulevard, have smaller minimum lot 
area requirements to the south of Beverly Boulevard than areas to the north of Beverly Boulevard. To provide 
more housing, the Draft Community Development Element that has yet to be adopted includes three mixed use 
categories, the Whittier Corridor: Downtown Mixed Use area (55 units per acre), the Whittier Corridor Mixed 
Use area (32 units per acre), and the Beverly Corridor Mixed Use area (32 units per acre). Following adoption 
of the General Plan, the Zoning Code will be updated to reflect the density changes and mixed use categories 
described in the General Plan. 

SB 166 (SKINNER) No NET Loss 

This bill law requires a city or county to identify additional low-income housing sites in their housing 
element when market-rate housing is developed on a site currently identifiedfor low-income housing. It also 
seeks to strengthen State housing law that in most cases prevents cities and counties from reducing zoning 
densities to ensure there is "no net loss" of building capacity. 

The City has committed in ensuring that those areas zones for new housing development identified in this 
Housing Element will be implemented. The City will monitor the Housing Element's implementation as part 
of the required annual review. Consistent with State Law, the City undertakes an annual review that will 
enable the Housing Element along with the General Plan and the Zoning Ordinance, to reflect any new 
legislation as it relates to housing policy. This annual review will also be used to monitor the effectiveness of 
the Housing Element's implementation. 

SENATE BILL 167/168 (SKINNER AND BOCANEGRA) HOUSINGACCOUNfABILITY 

These two bills sought to prevent communities from disapproving proposed housing projects or homeless 
shelters. The new law aims to make it more difficult for cities and counties to vote down proposals and 
requires courts to impose fines on them if they do not comply with what is commonly called the "anti-NIMBY 
law." These new laws seek to limit the "Not-In-My-Back-Yard" backlash from neighbors and anti­
development activists that often stalls new development or reduces the size of a project. 
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The zoning that is required to implement a number of new housing programs that include supportive housing, 

transitional housing, single-room occupancy (SRO), and emergency housing has been completed. These 

programs have been identified in this Housing Element and will be adopted by the City Council. Future 

residential development contemplated as part of these programs' implementation will be permitted by right. 

AB 879 (GRAYSON) HOUSING ELEMENT REPORTING REQUIREMENTS 

This new law makes various updates to housing element and annual report requirements to provide data on 
local implementation including number of project application and approvals, processing times, and approval 
processes. Charter cities would no longer be exempt from housing reporting. This bill requires HCD to 
deliver a report to the Legislature on how local fees impact the cost of housing development. This bill 
requires cities and counties to address and, where legally possible, remove hurdles to housing production. 
For example, it seeks to reduce the amount of time between receiving approval for a housing development 
and pulling permits to begin construction. 

The City is currently undertaking the annual reporting requirements to HCD. 

SB 2 (ATKINS) BUILDING JOBS AND HOMES ACT 

This bill imposes a fee on recording of real estate documents excluding sales for the purposes of funding 
affordable housing. The bill provides that first year proceeds will be split evenly between local planning 
grants and HCD's programs that address homelessness. Thereafter, 70% of the proceeds will be allocated to 
local governments in either an over-the-counter or competitive process. 

The City will work with Los Angeles County to collect the appropriate fees from developers. The first step will 

be to identify the applicable fee. The City will cooperate with HCD and Los Angeles County in identifying how 

this program will be implemented. 

AB 1505 (BLOOM) INCLUSIONARY ORDINANCES 

This bill authorizes the legislative body of a city or county to require a certain amount of low-income housing 
on-site or off-site as a condition of the development of residential rental units. 

As part of Program No. 16, the Montebello Zoning Ordinance will be amended to accommodate a number of 

new provisions that are now required under State housing law. This section provides a comprehensive 

description of the specific actions that will be implemented as part of the Zoning Ordinance Revision described 

previously. Upon adoption of the General Plan, the City will undertake a comprehensive update to the Zoning 

Ordinance. These revisions are identified in this section. Under the current Zoning Code, Montebello requires 

conditional use permits (CUP) for senior housing development in the R-3, R-4, C-R, C-1, and C-2 zones. 

Because CUP approvals are discretionary in nature, CUP approvals are potential constraints to development of 

senior housing and handicapped housing projects since no such requirement exists for conventional multiple­

family development. For this reason, the current CUP requirements for senior housing and handicapped 

housing projects may be seen as a fair housing impediment. The City will revise the Zoning Code to remove the 
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requirement of a CUP for senior housing and handicapped housing projects that essentially function as a 

multi-family development. In addition, the Zoning Ordinance currently requires a CUP for congregate care 

and support services that are ancillary to a senior housing development. The CUP requirement will be 

eliminated. Finally, the definition of "Senior Housing" will be updated so that it conforms to current state law. 

AsSEMBLY BILL 1515 {DALY) HOUSING ACCOUNTABILITY 

This law makes it harder for cities and counties to vote down housing projects or emergency shelters that 

meet existing zoning and other land-use regulations by strengthening the Housing Accountability Act. In 

addition, this bill makes it harder for community groups to kill projects. 

:rhe City has programs that permit sustainable, transitional, low income housing, and emergency shelters by 

right. 

AB 1521 {BLOOM) PRESERVATION OF AFFORDABLE HOUSING 

This bill requires the seller of a subsidized housing development to accept a bonafide offer to purchase from a 

qualified purchaser, if specified requirements are met. This bill gives HCD additional tracking and 

enforcement responsibilities to ensure compliance. 

The City is committed to guarding against the loss of housing units reserved for lower income households with 

the implementation of Program No. 5. One assisted project in Montebello, Beverly Towers, which provides 189 

affordable units, has an expiring Section 8 contract and is at risk of converting to market rate. However, 

because the project is owned and operated by a non-profit organization, it is considered to be at low risk of 

converting to market rate. The City will continue to monitor Section 8 legislation and all units considered at 

risk of conversion to market rate, and assist property owners in maintaining the affordability of these units. In 

addition, the City will require the notification of tenants in the event the owners intend to convert the 

affordable units to market-rate units. AB 1521 requires the seller of a subsidized housing development to 

accept a bonafide offer from a qualified purchaser, if specified requirements are met. AB 1521 also gives HCD 

additional tracking and enforcement responsibilities to ensure compliance. Key elements of this program's 

implementation are summarized below: 
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APPENDIX A 

PARTICIPANTS IN CALIFORNIA'S FIRST RIGHT OF REFUSAL PROGRAM 

Organization Address City Phone Number 

Bank of America, N.A. 555 California St., 6th Floor San Francisco (415) 953-2631 

3R Real Estate 3605 Long Beach Blvd. Long Beach (562) 989-3730 

A. F. Evans Development, Inc. 1000 Broadway #300 I Oakland (510) 891-9400 

Affordable Community Housing Trust 7901 La Riviera Drive Sacramento (916) 381-2001 

Alpha Property Management, Inc. 1755 East Martin Luther King Blvd. Los Angeles (323) 231-4174 

American Baptist Homes of the West 6120 Stoneridge Mall Road, 3rd Fir. Pleasanton (925) 924-7100 

American Communities, LLC. 250 N. Harbor Drive, No. 319 Redondo Beach (310) 798-5656 

Amerland Communities, LLC 2878 Camino Del Rio S., Ste. 100 San Diego (619) 497-3075 

Bentall Residential LLC 8105 Irvine Center Drive, Suite 830 Irvine (949) 753-0555 

Beyond Shelter Housing Develop. Corp. 3255 Wilshire Blvd. Ste. 815 Los Angeles (213) 251-2111 

Brian L. Fitterer, Inc. 4770 Campus Drive, No. 200 Newport Beach (949) 862-1500 

Bridge Partners 2950 Buskirk Ave., Ste. 312 Walnut Creek (925) 457-256 

BUILD Leadership Development, Inc. P.O. Box 9414 Newport Beach (877) 644-9422 

Cabouchon Properties, LLC Pier 9, Suite 114 San Francisco (415) 433-2000 

California Coalition for Rural Housing 717 K Street, Suite 400 Sacramento (916) 443-4448 

California Community Reinvestment Corp. 225 West Broadway, Ste. 120 
I 

Glendale (818) 550-9800 

California Housing Finance Agency 100 Corporate Point, No. 250 Culver City (310) 342-1256 

California Housing Finance Agency 1121 L Street, Room 207 Sacramento (916) 327-2731 

California Housing Partnership Corp. 369 Pine Street, Suite 300 San Francisco (415) 433-6804 

California Human Development Corp. 3315 Airway Drive Santa Rosa (707) 523-1155 

Chelsea Investment Corp. 725 South Coast Highway 101 Encinitas (760 )456-6000 

Citizens Housing Corp 26 O'Farrell St. #506 San Francisco (415) 421-8605 

Community Develop. & Preservation, LLC 1925 Century Park East, Ste. 1900 Los Angeles (310) 208-1888 

Community Housing Assistance Program 3803 E. Casselle Ave Orange (714) 744-6252 

Corporation for Better Housing 15303 Ventura Blvd., Suite 1100 Sherman Oaks (818) 905-2430 

Creative Housing Coalition 4612 Alta Canyada Road La Canada (805) 736-9342 

DML &Associates Foundation 6043 Tampa Ave, Ste. 101A Tarzana (818) 708-2710 

Domus Development, LLC 594 Howard St., Ste 204 San Francisco (415) 856-0010 

EAH, Inc. 2169 E. Francisco Blvd., Ste. B San Rafael (415) 258-1800 

Episodes International, LLC 3480 Torrance Blvd., Suite 100 Torrance (310) 971-8046 

Fairfied Residential LLC 5510 Morehouse Drive, Suite 200 San Diego (858) 824-6406 
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APPENDIX A 
PARTICIPANTS IN CALIFORNIA'S FIRST RIGHT OF REFUSAL PROGRAM 

(CONTINUED) 

Organization Address City Phone Number 

Fallbrook Capital Corporation 6700 Fallbrook Avenue, #111 West Hills (818) 712-6931 

Foundation for Affordable Housing III, Inc. 2600 Michelson Dr, Ste. 1050 Irvine (949) 440-8277 

Goldrich & Kest Industries, LLC 5150 Overland Avenue I Culver City (310) 204-2050 

GWR Homes, Inc. 1445 Huntington Drive, #200 South Pasadena (626) 441-5900 

Hampstead Development Group, Inc. 4250 Lousiana Street San Diego ( 619) 543-4200 

Hampstead Partners, Inc. 1205 Prospect Street La Jolla (858) 456-6500 

HELP Development Corp. 30 East 33rd St New York City (212) 779-3350 

Hendricks & Partners 3100 Zinfindel Drive, Suite 100 Rancho Cordova (916) 638-5000 

Highland Pacific Development Co. 3230 Eastlake Avenue, Ste. B Seattle (206) 568-6566 

Joshua's House 24111 NE Halsey St., Ste. 203 Troutdale (503) 661-1999 

KDF Communities, LLC 1301 Dove St., Suite 720 Newport Beach (949) 622-1888 

Linc Housing Corp. 100 Pine Avenue, # 525 Long Beach (562) 435-2124 

Maximus Properties, LLC 23586 Calabasas Road, Ste. 103 Calabasas (818)449-4004 

MBK Management Corp. 23586 Calabasas Road, Ste. 100 Los Angeles (818) 222-2800 

Mercy Housing California 1360 Mission St., Suite 300 I 
San Francisco 415-355-7160 I 

Mercy Housing, Inc. 601 18th Avenue, Ste. 150 Denver (303) 830-3374 

National Housing Development Corp. 10621 Civic Center Drive, First Floor Rancho Cucamonga (909) 291-1400 

National Housing Trust P.O. Box 3458 Walnut Creek (925) 945-1774 

Newport Development, LLC 9 Cushing, Ste. 200 Irvine (949) 923-7812 

OSM Investment Co. 5155 Rosecrans Avenue, Ste. 120 Hawthorne (310) 676-0451 

Pangaea Real Estate, Inc. P.O. Box 9415 Newport Beach (775) 854-4332 

Paramount Financial Group, Inc. 1655 North Main Street, Suite 220 Walnut Creek (800) 850-0694 

Petaluma Ecumenical Properties Inc. 1400 Caulfield Lane Petaluma (707) 762-2336 

Related Companies of California 18201 Von Karman Ave. , Ste. 400 Irvine (949)660-7272 

Resources for Community Development 2730 Telegraph Ave. Berkeley (510). 841.4410 

Shelem, Inc 24111 NE Halsey St., Ste. 202 Troutdale (503) 661-1999 

Skyline Real Estate Develop. & Acquisitions P.O. Box 7613 Newport Beach (949) 293-4705 

SLSM, LLC 651 29th St. San Francisco (415) 826-0301 

Solari Enterprises, Inc. 1544 W. Yale Ave Orange (714) 282-2520 

Squier Properties, LLC 1157 Lake Street Venice (310) 418-6389 

Survivors of Assault Recovery 6333 College Grove Way F3 San Diego (619) 582-4914 
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APPENDIX A 
PARTICIPANTS IN CALIFORNIA'S FIRST RIGHT OF REFUSAL PROGRAM 

(CONTINUED) 

Organization Address City Phone Number 

The John Stewert Co. 1388 Sutter St., nth Floor San Francisco (415) 345-4400 

The Trinity Housing Foundation 1399 Ygnacio Valley Rd. #21 Walnut Creek ( 925) 939-5421 

Townspeople, Inc. 3960 Park Blvd San Diego (916) 327-2643 

Treadstone Housing , LLC 1010 2nd Avenue, Suite 1040 San Diego (619) 794-2200 

USA Properties Fund 2440 Professional Drive Roseville (916) 773-5866 

Wakeland Housing & Community Develop. 625 Broadway, Ste. 1000 San Diego (619) 235-2296 

William G. Ayyad, Inc. 9252 Chesepeake Dr., Suite 100 San Diego (858) 244-0900 

A Community of Friends 3345 Wilshire Blvd., Ste. 1000 Los Angeles (213) 480-0809 

Access Community Housing, Inc. 2250 E. Imperial Highway, #200 El Sequndo (310) 648-6648 

Affordable Homes P.O. Box 900 A villa Beach (805) 

Affordable Housing People 7720 B El Camino Real, Ste. 159 Carlsbad (760) 436-5979 

BRIDGE Housing Corp. One Hawthorne, Ste. 400 San Francisco (415) 

Century Housing Corp. 300 Corporate Pointe, Ste. 500 Culver City (310) 642-2007 

Century Pacific Equity Corp. 1925 Century Park East, Ste. 1900 Los Angeles (310) 208-1888 

City Housing Real Estate Services PO Box 561574 I Los Angeles (562) 

City of Pomona Housing Authority 505 South Garey Ave Pomona (909) 620-2120 

Coalition for Economic Survival 514 Shatto Place, Suite 270 Los Angeles (213) 252-4411 

Community Partnership Dev. Corp 7225 Cartwright Ave Sun Valley (818) 503-1548 

Community Rehabilitation Services, Inc. 4716 Cesar E. Chavez Ave. Los Angeles (323) 266-0453 

DML & Associates Foundation 6043 Tampa Ave., Ste. 101A Tarzana (818) 708-2710 

Doty-Burton Associates 1224 East Wardlow Road Long Beach (s62) 5957567 

East Los Angeles Community Corporation 530 South Boyle Avenue Los Angeles (323) 269-4214 

Eden Housing, Inc. 
I 409 Jackson St Hayward (510) 582-1460 

FAME Housing Corporation i 
I 

2248 S. Hobart Blvd. Los Angeles (323) 737-0897 

Foundation for Affordable Housing, Inc. I 2847 Story Rd. San Jose (408) 923-8260 

Foundation for Quality Housing Oppor. i 4640 Lankershim Blvd., #204 North Hollywood (818) 763-0810 

Francis R. Hardy, Jr. 2735 W. 94th Street Inglewood (323) 756-6533 

Hart Community Homes 2807 E. Lincoln Ave. Anaheim (714) 630-1007 

Hollywood Community Housing Corp. 1726 N. Whitley Ave. Hollywood (323) 469-0710 

Home and Community 2425 Riverside Place Los Angeles (213) 910-9738 

Housing Authority of the City of L.A. P.O. Box 17157, Foy Station Los Angeles (213) 
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APPENDIX A 

PARTICIPANTS IN CALIFORNIA'S FIRST RIGHT OF REFUSAL PROGRAM 
(CONTINUED) 

Organization Address City Phone Number 

Keller & Company ! 4309 Argos Drive San Diego 

Korean Youth & Community Center, Inc. I 680 S. Wilton Place Los Angeles (213) 365-7400 

Latin American Civic Assoc. 340 Parkside Dr. San Fernando (818) 361-8641 

Long Beach Affordable Housing Coalition I 110 West Ocean Blvd., # 350 Long Beach (562) 983-8880 

L. A. Center for Affordable Tenant Housing 1296 N. Fairfax Avenue Los Angeles (323) 656-4410 

Los Angeles Community Design Center 701 E. Third St., Ste. 400 Los Angeles (213) 629-2702 

L. A. Housing Dept/Policy Planning Unit 1200 W.7th Street, 9th Floor Los Angeles (213) 808-8654 

Los Angeles Housing Partnership, Inc. 515 S Figueroa St. Ste. #940 Los Angeles (213) 629-9172 

Los Angeles Low Income Housing Corp. 1041 South Crenshaw Los Angeles (323) 954-7575 

LTSC Community Development Corp. 231 East Third Street, Ste. G 106 Los Angeles (213) 473-1680 

Many Mansions, Inc. 1459 E. Thousand Oaks Blvd.,Ste.C Thousand Oaks (805) 496-4948 

Matinah Salaam 3740 Barrington Drive Concord (925) 671-0725 

Menorah Housing Foundation 1618 Cotner avenue Los Angeles (310) 477-4942 

Nehemiah Progressive Housing Dev. Corp. 1851 Heritage Lane, Ste. 201 Sacramento (916) 231-1999 

Nexus for Affordable Housing 1544 W. Yale Avenue Orange (714) 282-2520 

Orange Housing Development Corporation 414 E. Chapman Avenue Orange (714) 288-7600 

Pico Union Housing Corp. 1345 S. Toberman Los Angeles (213) 

Poker Flats LLC 1726 Webster Los Angeles 

Shelter For The Homeless 15161 Jackson St. Midway City (714) 897-3221 

Skid Row Housing Trust 1317 E. 7th St Los Angeles (213) 683-0522 

Southern California Housing Develop. Corp. 8265 Aspen St., Ste. 100 Rancho Cucamonga (909) 483-2444 

Southern California Presbyterian Homes 516 Burchett Street Glendale (818) 247-0420 

The East Los Angeles Community Union 5400 East Olympic Blvd., Ste. 300 Los Angeles (323)721-1655 

The Long Beach Housing Development Co. 333 W. Ocean Blvd., 2nd Fir. Long Beach (562) 570-6926 

West Hollywood Community Housing Corp. 8285 Sunset Blvd, Ste. 3 West Hollywood (323) 650-8771 

Winnetka King, LLC 23586 Calabasas Road, Ste. 100 Los Angeles (818) 222-2800 

Clifford Beers Housing, Inc. 1200 Wilshire Blvd. Ste. 205 Los Angeles 
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APPENDIX B 

AVAILABLE SITES INVENTORY 

B-1 VACANT AND UNDERUTILIZED SITES AVAILABLE FOR RESIDENTIAL 
DEVELOPMENT IN THE 4TH CYCLE 

The available vacant and underutilized sites that were available for development to accommodate the 4th Cycle 

RHNA are listed below: 

• R-3 Site #1. This site is a 2-4-acre site located at 501 S. Montebello Avenue which is zoned R-3. This 

property currently is occupied by 3 duplex units. Assuming a density of 14.5 units per acre, this 

property could yield 30 units. 

• R-3 Site #2. This 3.9-acre site, located at 140 E. Whittier Boulevard, is zoned R-3 (PD). Assuming a 

density of 14.5 units per acre, this site could yield a potential development of 50 units. The site is 

occupied by a manufacturing use. 

• R-3 Site #3. This 9,452 square foot site is located at 2705 Via Paseo and is currently vacant. The 

property is zoned R-3 and could yield 3 units. 
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R-3 Zoned Site #1 

Address: 501 S. Montebello Blvd. I Parcel No.: 6350-022-020 

Land Area: 2.4-acres I Zoning: R-3 I General Plan: High Density Res. 

Potential Density: 14.5 units/acre I Potential Development: 30 units 

Existing Land Use: The site is currently occupied by 3 duplex units. 

Surrounding Land Uses: Multi-family development on the west and south sides. Montebello Way 
extends along the site's northern and western sides. 

Water: Water lines in Montebello Way. I Sewer: Water lines in Montebello Way. 
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R-3 Zoned Site #2 

Address: 140 E. Whittier Blvd. [ Parcel No.: 6347-033-020 

Land Area: 3.9-acres [ Zoning: R-3 [ General Plan: High Density Res. 

Potential Density: 14.5 units/acre I Potential Development: 50 units 

Existing Land Use: The site is currently occupied by a manufacturing use and outdoor storage area. 

Surrounding Land Uses: 

Water: Water lines in Whittier Blvd. 
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R-3 Zoned Site #3 

Address: 2705 Via Paseo I Parcel No.: 5268-033-010 
Land Area: 9,452 sq. ft. I Zoning: R-3 I General Plan: High Density Res. 
Potential Density: 14.5 units/acre I Potential Development: 3 units 
Existing Land Use: The site is currently vacant. 

Surrowiding Land Uses: Residential 

Water: Water lines in adjacent street. I Sewer: Water lines in adjacent street. 
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B-2 CITY-OWNED HOUSING SITES THAT ARE AVAILABLE FOR THE 4TH CYCLE 

The City owns a number of poroperties that would be available for affordable housing developoment that would 
accommodate its 4th Cycle RHNA obligation for very low and low-income households. A survey of City-owned 
properties was undertaken to identify suitable sites. Variables considered in the survey included the size of the 
property (at 2.0-acres in area), proximity to existing residential neighborhoods, and the character of existing 
land uses (vacant or underutilized). A total of three sites were selected and they are summarized below. 

• City-owned Site #1. This site is located at 716 W. Washington Boulevard and 944 S. Montebello 
Boulevard. This site consists of approximately 2.0-acres. The site's current zone designation is CM and 
it is currently occupied by a closed carwash. Residential development is located north and east of the 
site. Assuming a density of 14.5 units per acre, the site could potentially yield 25 units. 

• City-owned Site #2. This site is located at 224-228 E. Beverly Boulevard. This site consists of 
approximately 2.03-acres. The site's current zone designation is C2. Residential development abuts the 
site on the north, west, and east sides. Assuming a density of 14.5 units per acre, the site could 
potentially yield 25 units. 

• City-owned Site #3. This site is located at 200 E. Beverly Boulevard. This site consists of approximately 
3.37-acres. The site's current zone designation is C2. Residential development abuts the site on the 
north, west, and east sides. Assuming a density of 14.5 units per acre, the site could potentially yield 45-
units (the sales brochure indicates a maximum potential density development density of 32 units per 
acre). 

The three City-own properties have a total land area of 7-4 acres. Assuming the densities shown above, these 
three properties could yield up to 82 units. 
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City Owned Site #1 

Address: 716 W. Washington Blvd. I Parcel No.: 6352-034-005 

Land Area: 2.0-acres I Zoning: CM I General Plan: Commercial 

Potential Density: 14.5 units/acre I Potential Development: 25 units 

Existing Land Use: The site is currently underutilized and occupied by a closed car wash. 

Surrounding Land Uses: Residential development is located north and east of the site. 

Water: Water lines in Whittier Blvd. I Sewer: Sewer lines in Whittier Blvd. 
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City Owned Site #2 

Address: 224-228 E. Beverly Blvd. I Parcel No.: 5278-027-031 

Land Area: 2.03-acres I Zoning= C2 I General Plan: Commercial 

Potential Density: 14.5 units/acre I Potential Development: 25 units 

Existing Land Use: The site is currently vacant. 

Surrounding Land Uses: Residential development abuts the site on the north and west sides. 

Water: Water lines in Beverly Blvd. I Sewer: Sewer lines in Beverly Blvd. 
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City Owned Site #3 

Address: 200 E. Beverly Blvd. I Parcel No.: 5278-027-077 

Land Area: 3.37 acres I Zoning: C2 I General Plan: Commercial 

Potential Density: 14.5 units/acre j Potential Development: 45 units 

Existing Land Use: The site is occupied by closed retail and carwash. 

Surrounding Land Uses: Residential development abuts the site on the north, west, and east sides. 

Water: Water lines in Beverly Blvd. I Sewer: Sewer lines in Beverly Blvd. 
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CITY OF MONTEBELLO 

HOUSING ELEMENT • 2014-2021 

B-3 OPPORTUNITY AREAs FOR MIXED USE DEVELOPMENT 

This Housing Element identifies specific opportunity areas where development is most likely to occur during the 

planning period (refer to Table B-1). The sites chosen as opportunity areas are located in high-visibility areas 

and intersections, and are significantly underutilized given their size and location. In these areas, development 

projects underway or planned (with significant residential components) will serve as a catalyst for additional 

mixed use development. Some recent examples of mixed use development in the City are provided on the 

following page. 

Table B-1 
Mixed Use Onnortunity Sites 

Maximum Potential 
Area Acreage Parcels Residential Dwelling 

Density Units(a) 

Beverly 2 16.90 2 32 du/ac 130 

Beverly 3 3.47 3 32 _du/ac 27 

Beverly 4 3.61 3 32 du/ac 28 

Whittier 2 1.54 4 32 du/ac 20 

Whittier 5 6.38 4 32 du/ac 82 

Whittier 6 2.35 11 32 du/ac 30 

Whittier 11 3.28 5 32 du/ac 42 

Downtown 2 1.11 5 55 du/ac 20 

Downtown s 1.34 2 55 du/ac 24 

Downtown 8 1.15 9 55 du/ac 20 

Total 41.131 48 423 

Source: Hogle-Ireland, Inc., 2008. Blodgett/Baylosis Associates 2014 

BEVERLY CORRIDOR MIXED USE 

The Beverly Corridor currently consists of one- to two-story commercial and retail buildings. There is already 

infrastructure in place to accommodate housing. The Beverly Corridor Mixed Use District will accommodate 

both vertical and horizontal mixed uses in a pedestrian-friendly environment in certain locations along Beverly 

Boulevard. Multi-family housing units at a density of 32 units per acre with a maximum 1.0 FAR are allowed. 

The opportunity sites identified here are located at highly visible intersections, with acutely underutilized 

existing uses and densities. Combined, the four areas identified as opportunity sites in the Beverly Corridor 

Mixed use area have the potential for at least 194 residential units developed at a density of up to 32 units per 

acre (Table 4-7). For Example, Site Beverly 2 totals nearly 17 acres on two parcels, which could conservatively 

yield 130 residential units. Both lots are owned by a single entity, with existing uses consisting of retail and 

large surface parking lots. 
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WHITTIER CORRIDOR MIXED USE 

The Whittier Corridor Mixed Use area is a predominantly retail corridor with one- to two-story buildings. As a 
previously developed area, the identified sites already have necessary infrastructure to accommodate housing. 
Housing in this area is envisioned to be in a mixed use or urban housing format. Mixed uses and/ or urban 
housing that run along the entire Whittier Boulevard Corridor will provide a walkable mixed use environment. 
This mixed use will allow housing developments at up to 32 units per acre with a maximum 1.0 FAR. The high 
density land use designation that is applicable to this area is a key indicator that this area is likely to experience 
mixed use development during the planning period. The potential buildout of the fifteen areas identified as 
opportunity sites in the Whittier Corridor Mixed use area, have the potential for at least 256 residential units 
developed at a density ofup to 32 units per acre (Table 4-7). 

Opportunity sites Whittier 4, Whittier 5, and Whittier 6 are located west of S. Tenth Street on Whittier 
Boulevard, with all parcels owned by one entity. The owner has expressed interest in redevelopment 
possibilities, and may explore options of vacating alleys to increase available square-footage. These combined 
opportunity sites have the capacity to yield 118 housing units. 

WHITTIER CORRIDOR MIXED USE: DOWNTOWN 

The Whittier Mixed Use: Downtown District extends along Whittier Boulevard from 4th to 10th Street. Existing 
uses include one- to two- story commercial and retail uses. Proposed housing on this district will consist of 
residential units above ground-floor commercial uses. Proximity to public transit and residential amenities 
makes this site ideal for residents such as the elderly who rely on alternative modes of transportation. As a 
previously developed area, the corridor already has necessary infrastructure to accommodate additional housing 
in the area. The identified sites along the corridor will accommodate higher-density development of up to 55 
units per acre and a 1.5 FAR. Given the sites' high-density potential (higher than any other part of the City), 
housing in this area could accommodate very low, low, moderate, as well as above-moderate income housing. 
Combined, the nine areas identified as opportunity sites in the Whittier Downtown Mixed use area have the 
potential for at least 142 residential units developed at a density of up to 55 units per acre (refer to Table 4-7). 

The City of Montebello is actively engaged to revitalize the downtown area. The City is a property-owner of 
multiple parcels in Site Downtown 8. Site Downtown 8 has nine total parcels, of which the City owns three. 
The City is in negotiations with nearby property owners, with the goal of creating a mixed use development at 
this location. Downtown 6 and Downtown 7 are located adjacent to Downtown 8. The City is interested in 
mixed use product at these locations as well, and is in discussions and negotiations with property owners 
regarding possible options. These three sites are likely to develop in the early part of this planning period, with 
the potential to yield at least 48 new units. 
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Table B-2 

Mixed-Use Opportunity Sites Inventory 

B2 
5294019008 MU-BVRLY 

5294019009 MU-BVRLY C2 

6345001031 MU-BVRLY C2 

6345001032 MU-BVRLY C2 

6345001030 MU-BVRLY C2 

6344001907 MU-BVRLY Cl 

B4 6344001908 MU-BVRLY 

6344001908 MU-BVRLY 

C2 

Cl 

W2 

W5 

6347012011 MU-CRDR 

6347012010 MU-CRDR 

6347012012 MU-CRDR 

6347012012 MU-CRDR 

6350003042 MU-CRDR 

6350003039 MU-CRDR 

6350003041 MU-CRDR 

6350003041 MU-CRDR 

6345022015 MU-CRDR 

6345023012 MU-CRDR 

6345023024 MU-CRDR 

6345024028 MU-CRDR 

6345023025 MU-CRDR 

W6 6345023010 MU-CRDR 

6345023013 MU-CRDR 

6345022013 MU-CRDR 

6345022026 MU-CRDR 

6345022001 MU-CRDR 

6345024012 MU-CRDR 

6337004036 MU-CRDR 

6337004018 MU-CRDR 

C2 

C2 

C2 

RA 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 
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32 

32 

32 

32 

32 

32 

32 

14.95 

1.95 

0.62 
-

0.26 

2.59 

2.67 

0.69 

0.26 

0-44 

0-43 

0.53 

0.14 

0.12 

0.12 

5.82 

0.31 

0.12 

0.12 

0.24 

0-43 

0.37 

0.15 

0.16 

0.16 
-

0.24 

0.12 

0.22 

0.38 

0.17 

Current Use 

commercial retail and parking 
yes 

bank, restaurant, and parking 

medical office 

yes commercial retail 

commercial retail and parking 

DMV 

yes parking 

parking 

flooring store 

motel 
yes 

Laundromat 

parking 

medical office 

pharmacy, medical supplies 
yes 

big box, restaurant, video 

strip shops 

used car lot 

auto body shop 

auto body shop 

auto service 

auto body shop 

yes parking 

parking 

residential (1 unit) 

used car lot 

used car lot 

parking 

auto body shop 
yes 

auto body shop 

130 yes none 

27 yes none 

28 yes none 

20 yes none 

82 yes none 

30 yes none 

7 yes none 
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Table B-2 
Mixed-Use Opportunity Sites Inventory (continued) 

"" "" .., - ... 2 t ..c  .., .,0 
.:: e � ! �  "-l = 

� 

6337010051 

6337010050 

Wn 6337010047 

6337010049 

6337010048 

6349006002 

6349006003 

D2 6349006021 

6349006025 

6349006023 

6350006019 
05 

6350006018 

6349005011 

6349005012 

6349005013 

6349005014 

DB 6349005015 

6349005036 

6349005016 

6349005901 

6349005900 

Total Units 

.., 
.; "' 
t � :;i 
= - '1:1 
41 � � 
C, .... 

MU-CRDR 

MU-CRDR 

MU-CRDR 

MU-CRDR 

MU-CRDR 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

MU-DWTN 

SUITABILITY OF SITES 

cc 

.s 
= 

� 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 

C2 
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= 
0 
·.:, 

.e "' "' 
+- '1:1  

f "' 0 :=  Current Use = 
41 � ""' 0  
i:::i "' 

§ 
u 

0.21 stri mall and arking 
-

2.24 strip mall and p�rking 
-

32 0.30 yes retail store 
I--

0.35 commercial 
-

0.18 commercial retail 

0.08 commercial 
-

0.10 commercial 
-

55 0.13 yes commercial 
-

0.19 commercial 
-

0.61 commercial and parking 

0-43 gym/commercial and parking 
55 - yes 

0.91 commercial retail 

0.17 retail commercial 
-

0.12 retail commercial 
-

0.10 retail commercial 
-

0.11 retail commercial 
-

55 0.09 yes retail commercial 
-

0.02 retail commercial 

0.17 retail commercial 

0.10 retail commercial 

0.29 retail commercial 

:i 
.e- :i .e :! -� .... .., "' ..,  

li.l b "' = "' 

� 'E �  c= ' 
u ... u 0 § 

u 

42 yes none 

20 yes none 

24 yes none 

20 yes none 

423 
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B-4 FUTURE PLANNED RESIDENTIAL DEVELOPMENT 

A large project is proposed for the northern portion of Montebello, called the Montebello Hills Specific 

Plan. This comprehensive plan includes open space, parks, and residential neighborhoods on 487 acres of 

land. The Specific Plan area currently functions as a producing oil field and contains active wells, a gas 

plant, an electrical substation, storage tanks, and field offices. The Specific Plan area also contains an 

existing Southern California Edison Easement of approximately 38 acres, which contains habitat for the 

California gnatcatcher. The City is in the midst of completing the environmental review process for this 

project. 

This development is proposed to include up to 1,200 new residential units. While the opportunity exists 

for the provision of affordable units through a density bonus, the development is in preliminary stages, 

and the units are currently planned to be priced at market rates (above-moderate). 

Rezoning after 3 years 

Employee housing 
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