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STATEMENT ON THE SUBJECT 
The Planning Commission will receive a draft of the 2016 Annual Progress Report on 
the Status of the Housing Element of the General Plan. 
 
RECOMMENDATION 
Receive and File. 
 
BACKGROUND 
The Housing Element Annual Progress Report is being provided to the Planning 
Commission for informational purposes. No action is needed. The Progress Report will 
be scheduled for review by the City Council on April 3, 2017. Once the City Council has 
reviewed, staff will request approval to submit the report to the state. 
 
Each year the California Department of Housing and Community Development (HCD) 
requires all jurisdictions in the state to submit a progress report on implementing their 
Housing Elements. West Hollywood’s Housing Element progress report for calendar 
year 2016 is attached.  

The Housing Element is one of the required elements of the General Plan, and 
establishes the City’s goals and programs for housing. Jurisdictions in Southern 
California update their housing elements every eight years according to a state 
established planning cycle. The current planning cycle is for 2014 through 2021. The 
City Council adopted the current Housing Element update on December 2, 2013, and 
the California Department of Housing and Community Development (HCD) certified the 
document on January 14, 2014. 

Engaging the Community on Housing 

The 2014-2021 Housing Element Update and housing goals and programs were 
developed as part of the General Plan Update in 2012 and 2013 through extensive 
community outreach and involvement. Staff at HCD has complimented the City on the 
high level of community engagement achieved. Since adoption of the current Housing 
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Element in 2013, the City has continued to engage the community when designing and 
implementing housing programs to ensure the community’s needs are addressed.  

Most recently, in February of this year, two community open houses were held to share 
the housing element goals and programs. The open houses were announced through 
the City’s website, and press releases. Individual invitations were emailed or mailed to 
all City Commissioners and Board Members, and community members who participated 
in the General Plan and Housing Element Update. An article was placed in the winter, 
2017 rent stabilization newsletter which was mailed to all rent stabilized households and 
landlords (about 19,000 in total). A news brief and a media release were written, and 
the events were announced at the first City Council meeting in January. Approximately 
40 community members attended the open houses.  

Comments received from the open houses indicate the City’s goals and programs 
continue to address the community’s housing needs. Displacement caused by the Ellis 
Act is a pressing concern, as well as homelessness. Participants also expressed a 
desire for more inclusionary housing and non-profit owned affordable housing, 
incentives for property owners to maintain existing apartment buildings, and programs 
to help seniors age in place. Ensuring equal access to housing, and making sure City 
policies address the housing needs of all socioeconomic members of the community 
were also raised. 

Fulfilling the Housing Element Programs 

The Housing Element includes six goals and 26 programs developed through an 
extensive and inclusive community process. The City’s housing programs are intended 
to meet West Hollywood’s housing needs over the 2014 to 2021 housing element 
planning cycle. The Human Services and Rent Stabilization Department and 
Community Development Department have primary responsibility for fulfilling the 
programs, and are currently focused on the following: 
 

• Rent Stabilization and Tenant Eviction Protection. The Rent Stabilization 
Ordinance (RSO) protects tenants from unlawful eviction and sets a limit on 
annual rent increases. The City continues to administer the ordinance and helps 
tenants know and exercise their rights. 

• Inclusionary Housing. The City continues to require 20-percent of units in new 
apartment and condominium buildings to be set aside as affordable housing, or 
in certain instances allows an in-lieu fee. Fees are accumulated in the Affordable 
Housing Trust Fund and used to provide loans to non-profit housing providers 
who use the loans as a local match to qualify for addition funding to build 
affordable housing. 

• Section 8. The Housing Choice Voucher Program (Section 8) in West Hollywood 
is run by the Housing Authority of the County of Los Angeles (HACoLA). The 
program assists extremely low and very low income households in making their 
monthly rent payments by providing a subsidy directly to the participating 
property owner. Until 2014, Section 8 landlords in West Hollywood received a set 
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subsidy amount without the ability to raise rent. In 2014, HACoLA began allowing 
landlords to raise Section 8 rents based on fair market values. At the same time, 
HACoLA was reducing its share paid toward tenants’ rent. The result was 
Section 8 tenants were faced high rent increases. In response the City amended 
the RSO, applying the Annual General Adjustment (AGA) to Section 8 tenancies. 
The City, coordinating with HACoLA, set up assistance for Section 8 tenants 
through Jewish Family Service and Bet Tzedek Legal Services the the City’s 
comprehensive services center in Plummer Park.  

The result was successful in 2015, and again in 2016. Section 8 tenants have 
remained in their homes. In 2016, HACoLA again approved most reasonable 
accommodation requests submitted by tenants with the help of Jewish Family 
Service. Bet Tzedek successfully informed landlords that it is not possible to 
cancel Section 8 contracts in West Hollywood unless the tenant moves out. Bet 
Tzedek also helped landlords correctly apply the City’s AGA rent increases.  

Initially in 2015, the City talked with HACoLA about reinstating a County Section 
8 employee in Plummer Park to provide local access to the Housing Authority. 
Talks have not continued however because based on the past two years of 
experience tenants benefit more from using Jewish Family Service and Bet 
Tzedek which includes additional solutions to non-Section 8 issues, this is 
preferred to working with HACoLA directly.   

• Rental Referral List. The City provides a list of available apartments in the City 
weekly. The list is free to both landlords and prospective tenants. In 2016, the 
City continued to provide the upgraded rental referral list, which is now map-
based and searchable. 

• Home Secure. In 2016, the City continued the Home Secure Program. The 
program offers low-income seniors and disabled residents no-cost safety and 
security devices, such as no-slip strips and bathroom grab bars, and security 
deadbolts and window locks. Short, removable ramps are also possible. 

• Energy Efficiency and Water Conservation. In 2016, the City continued to provide 
information and links on energy efficiency and water conservation on its website, 
and expanded outreach to RSO property owners on HERO financing for energy 
efficiency upgrades. 

• Rehabilitation Incentive Study for Aging Apartment Buildings.  In 2016, the City 
continued studying incentives that would encourage landlords to reinvest in aging 
apartment buildings by upgrading major building systems (roofs, plumbing, 
electrical). Almost 91-percent of housing in the city is at least 30 years old, a 
threshold when housing generally shows signs of aging and requiring major 
upgrades to the physical structure and systems.  

• Rehabilitation Incentive Study for Historically Designated Apartment Buildings.  
Recognizing that historically designated properties have different rehabilitation 
needs and costs, in 2013, the City initiated a study of incentives specifically 
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designed to appeal to the owners of West Hollywood’s historically designated 
apartment buildings. This study is underway and draft policy recommendations 
are anticipated to be released for consideration in 2017. 

• Seismic Retrofit Program. Recognizing the need to ensure that apartment 
buildings are seismically secure, the City initiated a study in 2015. A draft 
ordinance for Seismic retrofits was presented to the City Council at the of 2016. 

• Study of Innovative Housing Types and Policies. In the 2016-18 Budget, the City 
will study a variety of housing types and evaluate the advantages and challenges 
of each related to West Hollywood’s particular needs, barriers, and goals. 

• Tenants’ Option to Purchase. In 2017, the City will explore a program allowing 
tenants first option to purchase their building if the property owner wishes to sell. 

• Aging in Place/Aging in Community 5-Year Strategic Plan 2016-2020. The vision 
of the Strategic Plan is to support individuals as they choose to live at home 
within a community they can age with safety and with independence regardless 
of age, income, or ability level. The vision will be achieved through a combination 
of activities that occur organically, policies and programs established by the City, 
and support provided by other organizations and government agencies. 

• Affordable Housing Development through Partnerships with Non-Profits. In 2014 
the City approved a $1 million loan to the West Hollywood Community Housing 
Corporation to acquire the property at 1127 North Detroit Street. In 2015, 
WHCHC submitted plans and was approved to construct a 22 unit low/very low 
income apartment building known as Blue Hibiscus. In 2016, the City approved 
an additional $1 million for construction. The project is underway. 

• Housing Legislation. The City actively supports legislation that would address 
Ellis Act reform, reverse the decision in Palmer/Sixth Street Properties v. City of 
Los Angeles limiting inclusionary housing, and maintain and increase funds for 
affordable housing.  

Regional Housing Needs Assessment (RHNA) 

Housing production is included in the housing element annual report, and is reported in 
relation to achieving the City’s Regional Housing Needs Assessment (RHNA). California 
State Housing Element Law enacted in 1980 requires regional councils of government, 
locally the Southern California Association of Governments (SCAG), to determine 
existing and projected regional housing needs for households at all income levels, and 
determine each jurisdiction’s share of the regional housing need in the six-county 
Southern California region. State legislation and the RHNA process are intended to 
address housing needs for projected population growth, to create a better balance of 
jobs and housing in communities, and to ensure the availability of decent affordable 
housing for all income groups.  
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West Hollywood’s RHNA (Current and Prior Cycle) 

The City’s current and prior RHNA are presented below. There are 12 other projects 
currently approved, but not built1. These projects will be included in the housing element 
annual report once building permits are issued. In total, the 12 projects could provide an 
additional nine very-low, 29 low, 26 moderate and 310 market-rate residential units.  

West Hollywood’s Current and Prior RHNA 
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2006-2013 (Prior Cycle) 142 195 91 26 99 12 252 603 
2013-2021 (Current Cycle) 19 56 12 77 13 33 33 899 

In 2015, the number of building permits issued for new housing units met and exceeded 
the RHNA for the current planning period. The Regional Housing Need Assessment, 
however, is not a limit on housing production. Additionally, the Los Angeles region has 
rebounded from recent economic downturns and the need for housing, including 
affordable and market-rate housing might now be greater than what SCAG had initially 
projected for the current RHNA planning cycle. Stated in a memo on RHNA2, SCAG 
encourages jurisdictions to plan for housing above the minimum. SCAG’s memo further 
states the RHNA represents the minimum amount of housing needed, and should not 
be used by a jurisdiction as the maximum amount of housing units to plan for and 
approve. 

The current 2014-2021 RHNA was developed during the most recent recession. To 
adjust for this, SCAG reduced population growth projections to account for the 
abnormally high vacancies and unique market conditions due to prolonged recessionary 
conditions, high unemployment, and unprecedented foreclosures that were occurring at 
the time in Southern California. SCAG also changed how projected future population 
growth was distributed, concentrating future growth in urban areas near mass transit. 
The Sustainable Communities and Climate Protection Act of 2008 (SB 375) requires 
SCAG to prepare a Sustainable Community Strategy as an integral part of the federally 
required Regional Transportation Plan. SCAG’s website describes the Regional 
Transportation Plan/Sustainable Community Strategy as, “a long-range visioning plan 

                                                           
1 The RHNA requires jurisdictions to plan for and approve new housing, however, based on state 
reporting requirements new housing is counted towards meeting the RHNA once building permits are 
issued. Several development projects were approved during the prior cycle though which then stalled due 
to downturn in the economy. Several of these projects have been issued building permits and, although 
approved in the prior planning period, will be counted in the current cycle.  
2 SCAG Memo: Regional Housing Need Assessment Determination, August 17, 2011. 
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that balances future mobility and housing needs with economic, environmental and 
public health goals.” The plan contains land use, housing, and transportation strategies 
that, if implemented, would help the region reduce greenhouse gas emissions and meet 
Federal Clean Air requirements. The vision and overarching strategy of the Regional 
Transportation Plan/Sustainable Community Strategy is, in partnership with local 
jurisdictions, to “grow more compact communities in existing urban areas, providing 
neighborhoods with efficient and plentiful public transit, abundant and safe opportunities 
to walk, bike and pursue other forms of active transportation and preserving the region’s 
remaining natural lands for people to enjoy.”3 

RHNA for other Westside Cities 

For context, the RHNA for nearby cities is being provided. For regional planning 
purposes, SCAG (the entity that allocates the RHNA) includes West Hollywood as a 
member of the Westside Sub-region. The Westside Sub-region also includes Beverly 
Hills, Culver City, and Santa Monica. The RHNA allocations for the Westside sub-region 
cities are provided in the chart below. The RHNA for the City of Los Angeles is also 
provided since the Westside Sub-region is not contiguous and the four member cities 
are separated by the City of Los Angeles. 

Current RHNA for Westside Cities  
and City of Los Angeles4 

 

 VERY LOW LOW MODERATE 
ABOVE 

MODERATE TOTAL 
Beverly Hills 1 1 1 0 3 
Culver City 48 29 31 77 185 
Santa Monica 428 263 283 700 1,674 
West Hollywood 19 12 13 33 77 
      
Los Angeles, City  20,427 12,435 13,728 35,412 82,002 

Past Housing Production in the Westside Sub-region 

As of the writing of this report, information on housing production was not available on 
other Westside cites, however information on housing production was available for the 
prior RHNA cycle. In order to better understand housing production in the Westside 
Sub-region (Beverly Hills, Culver City, Santa Monica, and West Hollywood), the results 
of the prior 2006-2013 RHNA are provided in the chart on the following page. Based on 
available information, Santa Monica was the only Westside City to meet its RHNA in the 
prior cycle. Affordable housing development in Santa Monica not only met, but 
surpassed the number of units allotted. Data was not available for Culver City.5 

                                                           
3 Draft 2016 Regional Transportation Plan/Sustainable Communities Strategy, Executive Summary 
4 RHNA Final Allocation Plan, 1/1/2014 – 10/1/2021 
5 State law requires jurisdictions to prepare an annual progress report each calendar year to detail the 
implementation of their Housing Element and to submit it to HCD and OPR. Although 
charter cities are not required to submit the report, all jurisdictions including charter cities must submit 
annual reports to qualify for certain funding programs. 
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Past Housing Production in Westside Cities  
2006-2013 RHNA  

June 30, 2006 – October 15, 2013 
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Beverly Hills 146 33 113 0 117 8 178 806 554 847 

Culver City6 129 -- 80 -- 85 -- 211 -- 504 -- 

Santa Monica7 164 220 106 223 114 185 277 798 662 1,203 

West 
Hollywood 142 195 91 26 99 12 252 578 584 811 

Housing production in the City of Los Angeles’ is also provided for context since the 
Westside Sub-region is not contiguous and the four member cities are separated by the City 
of Los Angeles. Similar to housing production in most Westside Cities, housing production in 
Los Angeles did not meet LA’s RHNA in the prior planning cycle. 

Past Housing Production in City of Los Angeles 
2006-2013 RHNA 

June 30, 2006 – October 15, 2013 
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Los Angeles, 
City 

27,238 3,925 17,495 2,401 19,304 99 48,839 12,339 112,876 18,774 

 

Meeting West Hollywood’s Housing Needs 

While RHNA is a state planning tool ensuring local jurisdictions prepare for anticipated 
population growth, the RHNA should be used as the minimum number of housing units 
to plan for, and should not be considered a maximum limit. SCAG encourages 
jurisdictions to plan for the community’s housing needs, and in West Hollywood there is 
a need for affordable housing exceeding the RHNA. In 2015, the California Department 
of Finance estimated there were 23,012 households in the city8. SCAG had also 
estimated the percentage of households in West Hollywood earning affordable incomes 

                                                           
6 Data on units permitted was not available for Culver City. 
7 Data on units permitted was available for 2009-2012 only. 
8 California Department of Finance, 2015 
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(very-low, low, moderate). SCAG’s estimations for household income are provided in 
the following chart along with the corresponding population count. The number of 
households earning above-moderate (also referred to as market-rate) income is 
included for context. 
 

West Hollywood Households earning Affordable Incomes 
 

 

Very-Low 
(0-50% AMI) 

 

Low 
(>50 – 80% 

AMI) 
 

Moderate 
(>80 – 120% 

AMI) 
 

Above 
Moderate 
(>120% 

AMI) 
 

Percent of Population9 24.8% 15.7% 16.9% 42.7% 
Estimated Households 5,707 3,613 3,889 9,826 

To better understand the need for affordable housing in West Hollywood, in the chart 
above a box has been drawn around the estimations for West Hollywood households 
earning very-low, low, and moderate incomes. Focusing on the very-low and low 
income brackets, the number of households qualifying as very-low or low income in 
West Hollywood can be estimated as approximately 9,320 households, or 40.5% of 
households in the City.10 
 
 
 
EXHIBITS 
 
A. 2016 Annual Progress Report on the Housing Element 

                                                           
9 Southern California of Governments, 5th Cycle Regional Needs Assessment Final Allocation Plan, 
1/1/2014 – 10/1/2021 
10 Based on State income distribution brackets 
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