City of Los Angeles, California

HOUSING
Housing Needs

1) Describe Actions taken during the last year to foster and maintain affordable
housing.

1) Preserving existing housing and promoting the production of new affordable housing is
the overarching mission of the Los Angeles Housing Department. A number of programs address
these aims.

Maintaining Affordable Housing

LAHD’s Systematic Code Enforcement Program (SCEP) which won the prestigious
Fannie Mae/Harvard ‘Innovations in Government’ award in July 2005, has a greater impact on
existing housing conditions than any other City program, since it is responsible for enforcing
State health and safety codes in over 760,000 rental units. Rather than wait for complaints to be
filed, the Housing Department regularly inspects all rental housing except single-family homes, at
least once every four years. In addition, tenants and property owners can file complaints about
habitability problems at any time.

The benefits of SCEP have been well documented. Since its establishment in mid-1998, all of the
City's multi-family housing stock has been inspected and more than 1.5 million habitability
violations have been corrected. The result has been a $1.3 billion re-investment by owners in the
City’s existing housing stock.

Another impact of SCEP has been to educate tenants and owners on the rights and remedies
available to them through the Department’s various programs, as well as a new confidence in
LAHD’s ability to provide those services effectively. Habitability complaints filed with the Code
Division have risen from approximately 6,000 a year in the early stages of the program to 12,000
annual complaints today.

Preserving Existing Affordable Housing

The City currently has an inventory of 62,570 affordable units, housed in 1,800 developments.
The inventory is comprised of affordable housing units that are federally subsidized (through FHA
mortgages and/or project-based Section 8 rental subsidy contracts), financed with federal, state
and local sources (bonds, tax credits), received land use benefits (e.g. zone change, density
bonus) and those developments subject to an inclusionary housing program (Playa Vista, Coastal
Zone, Central City West Specific Plan Area, Community Redevelopment Agency project area).

Approximately 25,000 of those housing units were assisted primarily by loan programs and
Project-based Section 8 contracts administered by HUD. LAHD estimates that between 2006 and
2011 18,508 affordable housing units are at risk of converting to market rent. These include
14,982 units that are federally insured and subsidized, 3,291 units financed by the City of Los
Angeles, and 235 units financed by the State of California programs.

Since 2003, the City has permanently lost approximately 123 properties with a total of 1,411
restricted units of affordable housing, through the combined prepayment of a federally insured
mortgage and termination of a project-based Section 8 contract, or expiration of affordability
covenants. A total of 475 federally subsidized units have been lost due to contract terminations
(opt-outs) since 2002. Currently, there are 4 properties in the pipeline that have filed to opt-out
in the next six months representing 259 affordable housing units.
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The City of Los Angeles has undertaken many activities to preserve this at-risk housing stock.
Most recently, in mid-2004, it approved the Affordable Housing Preservation Program, to provide
the necessary tools to preserve, manage, and expand its affordable housing inventory.

The City currently enforces the State of California’s notice requirement law. Under the current
requirements, an owner is required to submit two (2) written notices to each affected tenant
household and the Mayor's Office concerning the expiration of federal, state, and local rental
restrictions. The Preservation Program tracks all expiration and termination notifications in order
to ensure that the City and tenants are properly notified, and works closely with owners to
achieve notice compliance or to examine renewal alternatives. The monitoring and enforcement
of notification requirements provides the City, residents and the affordable housing community
with a timeframe of six to twelve months to develop a preservation strategy, submit offers to
buy, convince owners to stay in the program and conduct tenant outreach and education.

In 2005, eight properties representing 521 units initially elected to opt-out of the Project-based
Section 8 program. Due to the Preservation Program efforts, six of those properties chose to
renew their contracts, which are awaiting long term renewals. Only two properties, comprised of
104 units, eventually opted out. LAHD also reached out to and assisted about 30 property owners
of expiring City-financed properties, to ensure compliance with state notification requirements
and to extend low rents for an additional year (non compliance cases) in order to allow tenants to
prepare for a rent increase.

In the 31% Program Year, LAHD conducted outreach to tenants at five properties undergoing
HUD’s Mark to Market (M2M) program comprising 196 units of affordable housing. The M2M
program allows owners to refinance debt, allocate funding for rehabilitation and extend the
affordability for an additional 30 years. In addition, presentations and outreach took place at
seven at-risk affordable housing properties representing a total of 222 units. Presentations
included information on expirations, preservation, the conversion process and habitability issues.

LAHD recently contracted via a competitive process with a non-profit agency to assist with tenant
outreach at expiring properties, to provide information on affordability restrictions, opt-out
process and alternative housing. This will allow LAHD’s Preservation Coordinator to focus on
monitoring the existing portfolio, enforcing notice requirements, conducting owner and industry
outreach, extending rental restrictions and renewal of contracts, and matching property owners
with preservation purchasers. Various affordable housing informational materials have been
developed and quarterly meetings continue to be held which include representatives of local
HUD/FHA offices, owners, the City and the Housing Authority and tenant advocates. The
Program has become one of the main sources of information about and tracking of publicly
financed and subsidized affordable housing in the City.

The Urgent Repair Program

In an ongoing effort to preserve the existing affordable housing stock and prevent displacement
of low income residents, LAHD continues to administer the Urgent Repair Program (URP). This
program is operated in conjunction with the award-winning Systematic Code Enforcement
Program (SCEP).

URP has played an essential role in addressing critical habitability problems in multi-family
residential units where property owners fail to repair conditions that threaten the immediate
health or safety of tenants. The critical need of this program can be measured by the increased
workload on a yearly basis. During the 2005-2006 Program Year, 382 properties were inspected
by URP, which initiated the repairs in 111 rental units at 42 of those properties, with a total of
458 units positively affected by the Program. Owners made the repairs in the remaining
properties.
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The Urgent Repair Program is part of the Emergency Management Unit (EMU), along with the
Tenant Relocation Inspection Program and the Emergency Management.

The mission of the EMU is to address severely hazardous conditions that threaten the immediate
health or safety of residents of multifamily housing through specialized enforcement. The
escalated severity of these threats and the immediate dangers constitute emergency incidents.
These incidents interrupt the ordinary flow of inspection procedures and deplete resources
essential to sustain the course of routine operations. These escalated enforcement actions
require specialized training and resources. The EMU focuses on rapid incident containment and
resolution through the implementation of mitigation, response and recovery operational plans
and procedures.

Each substandard building referred to the EMU is inspected and evaluated to determine the
threat level to occupants due to the severity of the hazardous conditions. Building owners,
managers and occupants are notified in writing immediately. A copy of an official notice is
prepared and posted at the site. Off-site owners are notified by overnight mail. Whenever
plausible, a two-day Notice to Repair is issued to cause the repair of the building and avoid the
dislocation of tenants. When owners refuse or fail to repair slum conditions Urgent Repair
Program funds are used to repair the buildings, the objective being to keep tenants in safe
buildings.

When it is determined that repair of the building is beyond the scope of the Urgent Repair
Program, a Notice to Vacate may be issued to the owner. Relocation assistance is then offered to
tenants.

The URP program has been successful with corrections of hazardous substandard code violations
hence avoiding displacing residents whenever possible. URP has helped prevent homelessness
for many.

Newly Redesigned Rehabilitation Programs to Maintain Rental and Ownership
Housing

Key to any local effort to maintain existing housing are effective rehabilitation loan programs. In
2004, an in-depth assessment of LAHD’s program was conducted.

In response to findings, a new comprehensive array of rehabilitation programs was designed,
which combined some existing services with new services to fill in some gaps in the prior
program. The Housing Department’'s new Comprehensive Housing Rehabilitation Programs are
comprised of a range of programs available to low-income property owners to allow them to
make needed repairs in order to maintain the housing. These programs started to take
applications in August 2005, the second quarter of the 31 Program Year.

e 2-4 Unit Rehabilitation: Provides up to $55,000 per unit in deferred payment loans to
low-income owner-occupants of small rental properties with 2-4 units. Owners referred
from the Systematic Code Enforcement Program (SCEP) who cannot afford to make
required repairs will have priority.

¢ Comprehensive Rehabilitation: Provides deferred payment loans up to $100,000 for
low-income homeowners who need significant work done to major systems, to extend the
useful life of their homes and preserve their family asset.

¢ Small Property Rehabilitation: Provides up to $35,000 per unit in deferred payment
loans to owners of buildings of 5 to 28 units that house low-income tenants. SCEP
referrals will have priority.

¢ Handyworker Program: Improves living conditions for low-income elderly and disabled
homeowners by providing minor home repairs correcting habitability and safety hazards.

31st Program Year (2005-2006) CAPER 55 FINAL




City of Los Angeles, California

Fostering Production of New Affordable Housing

Construction of new affordable housing is a critical need within Los Angeles, and has been
supported by the Housing Department for many years. As mentioned elsewhere in this report,
the Affordable Housing Trust fund supports the development of new affordable housing in the
City. In the 31 Program Year, commitments were made to finance the development of 1,166
new units in 21 different projects.

Fostering Increased Home Ownership by Low- and Moderate-Income Residents

For many years, the Housing Department has helped low and moderate income residents to
achieve the American Dream through a variety of homebuyer assistance programs. Based in
part on a series of roundtable discussions in 2004 with over twenty of the Housing Department’s
homeownership program partners, including lenders and realtors, LAHD proposed and was
authorized to introduce two new homeownership programs which will both increase the
Department’s future resources for additional homeownership opportunities and offer a critically
needed moderate income homebuyer loan program: a Shared Appreciation Program; and a
Moderate Income Homebuyer Loan Program with two parts, one providing soft second mortgages
directly to homebuyers in combination with loans from participating lenders, and the other
providing ‘forward commitments’ of soft-second financing to developers of for-sale housing.
These are all described more fully in the Homeownership Assistance section.

Physical Needs of Large Public Housing Sites

Because of the importance of public housing to the overall housing picture in Los Angeles, HUD
requires that there be included with the CAPER an analysis of the extent and condition as well as
needs of public housing developments within the City. The following table provides information
on present and future funding needs to renovate large public housing sites. This table details
total renovation cost/need per site, cost/need per unit, a projection of total imminent (0-1 years)
renovation cost; an estimate for the next one- to five-year period; an estimate of total
renovation cost for the succeeding six- through ten-year period; and other data on public housing
development renovation needs.
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HOUSING AUTHORITY OF THE CITY OF LOS ANGELES - PROJECTED RENOVATION COSTS AT CONVENTIONAL PUBLIC HOUSING SITES (SUBMITTED IN SUPPORT OF
THE 2RD YEAR CAPER (PROGRAM YEAR 2005-2006 — 31st YEAR)

Total Renovation Total

Total Renovation Total Renovation Cost Imminent Renovation Total Renovation Total Renovation
Public Housing Number of Cost/Need Per Site Cost/Need Per and 1-5 Years Cost 6-10 Yrs. Cost 11-15 Years Costs 16-20 Years Total Renovation % of Total in 1-5 Year
Development Units (Present) Unit (Estimated) (Estimated) (Estimated) (Estimated) Costs, Years 0-20 Range
Avalon 164 $22,678,842 $138,286 $3,257,756 $7,487,680 $3,938,677 $7,994,730 $22,678,842 14.4%
Estrada Courts 214 $28,180,077 $131,683 $2,521,743 $5,461,759 $14,147,060 $6,049,516 $28,180,077 8.9%
Estrada Courts
Extension 200 $25,603,419 $128,017 $2,087,329 $6,127,416 $9,187,088 $8,201,586 $25,603,419 8.2%
Gonzaque Village 184 $27,503,893 $149,477 $1,236,221 $14,196,186 $8,693,021 $3,378,465 $27,503,893 4.5%
Imperial Courts 490 $46,848,659 $95,609 $5,387,017 $18,187,673 $12,550,289 $10,723,679 $46,848,659 11.5%
Jordan Downs 700 $78,771,085 $112,530 $5,707,564 $25,306,031 $35,822,153 $11,935,337 $78,771,085 7.2%
Mar Vista
Gardens 601 $69,801,028 $116,142 $25,704,302 $6,657,801 $18,258,029 $19,180,896 $69,801,028 36.8%
Nickerson
Gardens 1,066 $122,720,082 $115,122 $33,912,204 $34,359,075 $42,666,808 $11,781,994 $122,720,082 27.6%
Pueblo Del Rio 390 $42,647,158 $109,351 $20,796,615 $9,885,028 $4,601,878 $7,363,637 $42,647,158 48.8%
Pueblo Del Rio
Extension 270 $13,051,024 $48,337 $293,352 $2,558,938 $2,024,167 $8,174,566 $13,051,024 2.2%
Ramona Gardens 498 $47,046,918 $94,472 $9,117,786 $8,574,417 $22,233,199 $7,121,516 $47,046,918 19.4%
Rancho San
Pedro 284 $37,543,668 $132,196 $4,473,449 $7,466,626 $24,352,460 $1,251,134 $37,543,668 11.9%
Rancho San
Pedro Extension 194 $24,047,879 $123,958 $4,277,120 $4,724,518 $13,583,865 $1,462,376 $24,047,879 17.8%
Rose Hill Courts 100 $12,751,004 $127,510 $4,478,186 $5,824,063 $895,146 $1,553,610 $12,751,004 35.1%
San Fernando
Gardens 448 $46,412,490 $103,599 $12,200,091 $9,752,564 $13,812,652 $10,647,183 $46,412,490 26.3%
William Mead
Homes 415 $45,947,899 $110,717 $7,100,812 $24,250,874 $9,506,583 $5,089,629 $45,947,899 15.5%
Total 6,218 $691,555,124 $142,551,546 $190,820,648 $236,273,076 $121,909,853 $691,555,124 20.6%
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The current unit count of 6,218 units in the original large sites derives from present capacity
rather than initial configuration. This lower unit total is a product of converting smaller units into
larger units at Ramona Gardens, Imperial Courts, and William Mead Homes.

The Housing Authority of the City of Los Angeles manages more than 60 public housing
developments throughout Los Angeles. Three developments (Estrada Courts Extension, Pueblo
del Rio Extension, and San Fernando Gardens) are currently undergoing comprehensive
modernization to bring the units up to date with modern codes, standards, and ADA
requirements. At each site, the scope of work includes:

¢ Removal of lead-based paint and asbestos containing materials

e Replacement of unit plumbing, and site water and sewer lines

e Provision of new plumbing fixtures

e Provision of new kitchen cabinets

e Reconfiguration of kitchens to accommodate better circulation preparation space,
ventilation, and control of heat and light.

¢ Replacement of bathrooms and provision of the durable bathroom fixtures including towel
racks, medicine cabinets, and shower curtains

e Replacement of the electrical wiring and fixtures, switches, plugs and lights

¢ Replace wall heaters and provide thermostatic control.

e Insulate open walls.

e Provide new windows, doors, and security coverings (bars/screens).

e Comply with ADA requirements

e Replacement of roofs

e Painting of unit interiors and exteriors

e Installation of new flooring

e Landscape exterior
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HACLA COMPREHENSIVE MODERNIZATION PROJECTS

Estrada Courts
Extension

Pueblo Del Rio Extension

San Fernando Gardens

Location

3232 Estrada Street
Los Angeles, CA 90023

1801 E. 53rd Street
Los Angeles, CA 90058

10995 Lehigh Avenue
Pacoima, CA 91331

Costs

(22 units x $90,000)

(20 units x $100,000)

Number of Units 200 270 448

Units Completed 178 250 292

to Date

Units Scheduled

for 2006 22 20 >4

Number of

Tenants Affected 88 80 216
$1,980,000 $2,000,000 $5,292,000

(54 units x $93,000)

Demographics
(%)

Hispanic

Black

Caucasian

Asian

Native American
Other

95.77
1.52
1.52
1.10
0.00
0.00

77.30
13.08
0.14
9.48
0.00

0.00

97.35
2.41
0.00
0.24
0.00
0.00
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